
SUBJECT: Deschutes County Plan Amendment
DLCD File Number 007-12

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
A Copy of the adopted plan amendment is available for review at the DLCD office in Salem and the local 
government office.  

Appeal Procedures*

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL:  Wednesday, January 30, 2013 

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
Karen Swirsky, DLCD Regional Representative
Thomas Hogue, DLCD Economic Development Policy Analyst

<paa> YA

NOTICE OF ADOPTED AMENDMENT

01/16/2013

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

FROM: Plan Amendment Program Specialist
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Jurisdiction: Deschutes County 

Date of Adoption: 1/7/2013 

Local file number: PA 12-1 

Date Mailed: 1/9/2013 

Was a Notice of Proposed Amendment (Fonn 1) malled to DLCD? [81 Yes D No Date: 11/28/2012 

[81 Comprehensive Plan Text Amendment D Comprehensive Plan Map Amendment 

D Land Use Regulation Amendment D Zoning Map Amendment 

D New Land Use Regulation D Other: 

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

DLCD initiated LCDC's rulemaking process for Central Oregon to 0 /\R Chapter 660-024 to provide guidance 
to cities in Central Oregon when implementing the provisions of a regional large lot industrial land need study. 
LCDC adopted new OARS on November 15 which became clTcctive on December 10, 2012. The County 
adopted a Large Lot Industrial Land Needs Analysis and regional indU$Lrial lands policies into i ts 
comprehensive plan in order for cities in the county to base land use decisions upon i t. 

Does the Adoption differ from proposal? Yes, Please explain below: 

Minor changes were made to the findings. 

Plan Map Changed from: 

Zone Map Changed from: 

Location: Not applicable 

Specify Density: Previous: 

Applicable statewide planning goals: 

to: 

to: 

New: 

Acres Involved: 

1 2 3 4 5 6 7 8 9 10 l l 12 13 14 15 16 17 18 19 

~~ DDDDDD ~ DDD D~DDDDO 
Was an Exception Adopted? D YES [81 NO 

Did DLCD receive a Notice of Proposed Amendment.. . 

35-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

181 Yes 
0 Yes 

0 Yes 

0 No 

0 No 

0 No 



DLCD file No.----------
Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

COIC, Cities of Bend, Redmond, Sistel"S and la Pine, and Crook and Jefferson counties. 

Local Contact: Peter Gutowsky 

Address: IJ7 NW Lafayette 

Phone: (541) 385-1709 

Fax Number: 541-385-1764 

Extension: 

City: Bend Zip: 97701- E-mail Address: peterg@co.deschutes.or.us 

ADOPTlON SUBMITTAL REQUIREMENTS 
Thi~ Form 2 mys\ be received by OLCD no later than 5 workjng davs after the ordinance has been signed bv 

the public official dcsigruited by lhc jurisdiction to sign the approved ordinance<s) 
per ORS 197,615 and OAR Chapter 660, Division 18 

I. This Form 2 must be submitted by local jurisdictions only (ool by applicant). 

2. When submiuiny the adopted amendment, please print a completed copy of Fonn 2 on light green 
p1111cr if avo iluble. 

3. Send this Fo1m 2 and oue complete paper copy (documents and maps) of the adopted amendment lO the 
nrJ.dross below. 

4. SubmitUII of this Notice of Adoption must include the final signed ordlnance(s), all supporting fin<ling(s), 
cxhibil(s) ond any other supplementary information (ORS J 97 .615 ). 

S. l)eadlinc to appeals to LUBA is cnlculatcd twenty-one (21) days from the receipt (postmark date) by DLCD 
of lhe udoption (ORS )97,830 19 197,845 ). 

6. In addition to sending the FOITT'I 2 - Notice of Adoption to DLCD. please also remember to notify persons who 
participated in the loco I hearing and requested nolice oflhc final decision. CORS 197.615). 

7. Submit one complcle paper copy via United States Postal Service, Common Carrier or Hand 
CaJTicd to lhe DLCD Solem Office and stllmped with lhe incoming date stamp. 

8. Please mail the adopted amendment packet to· 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

63S CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

9. Need More Coples? Please print forms on 8~ -1/2xl I green paper ooJy if1YaiJable. lfyou have any 
questions or would like assistance, please conllCt your DLCD rcgionaJ rcprc.scntative or contact the DLCD 
Salem Office at (S03) 373-00SO x238 ore-mail plau,amendments6qta1e.or.11$. 

h11p://www.oruon goy/LCO/fonns shtmt Updattd lxc~mber 30, 101 1 
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REVIEWED 
:2.. c__ 

LEOAL COUNSEL 

For Recording Stamp Only 

BEFORE THE BOARD OF COUNTY COMMISSJONERS OF DESCHUTES COUNTY, OR.EGON 

An Qrdioance repealing Ordi nance 201 1-017, 
aod Declaring an Emergency. • ORDINANCE NO. 2013.001 

WHEREAS, on November JO. 2011, 1he Boord of Counry Commissioners ("Bo'lfd") adopted Ordinance 
20 11-017 to amend Ti1le 23 of the Deschutes Counry Comprehensive Plan lo adopt a Regional Economic 
Opportunity Analysis and Regional Large.Lot Industrial Land Policies for Central Oregon; and 

WHEREAS, the l,000 Friends of Oregon (" 1,00-0 Friends") submitled a Notice of Intent 10 Appeal 
Ordinance 2011.017 10 the Land Use Board of Appeals on December 21, 20 11 (1000 Friends of Oregon v. 
Deschutes Counry, LUBA No. 2011- 121); and 

WHEREAS, Deschutes County, 1,000 f'riends, the Govcmor's Office and Oregon Department of Land 
Conservation and Developmenl ("DLCD") reached a senlemenl on April 30. 2012; and 

WHEREAS, in order 10 complete 1he 1ask.s agreed 10 in 1he set1lemen1, Ordinance '.1011-017 rnus1 be 
repealed and a new ordinance adop1ed, which is Ordinance 2013-002, adopted con1emporaneously with 1his 
ordinance; and 

WHEREAS, tile Deschutes Counry Planning Commission reviewed this ordinance al a work session on 
December 13, 2012 and, on 1ha1 same date, forwarded 10 I he Board a recommendation 10 repeal Ordinance No. 
20 11·017; and 

WHEREAS, lhe Board considered this ma11er aAer a duly noticed public hearing on January 7, 2011, 
and 011 tha1 same dale, concluded thal the public will benefit from 1he repeal of Ordinance No. 201 1.017; now, 
therefore, 

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

Section L REPEALED. Ordinance 2011-017 is hereby repealed in its ent irery. 

I II 
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S«cion 2. EMERGENCY. Thi1 Ordin~ncc being necessary for 1he immediare preserva1ion of the 
public pea~. health and sarcry, an emergency is declared 10 exis1, a.nd rhis Ordinance cakes eff~ on its passage. 

Dared lhis .12... or ~~013 SOAR.0 OF COUNTY COMMISSIONERS 

:F DESCHUQ=~ 

ALAN UNOER, Chair 

TA~z;/ 

A TI'EST: tfZ - /, . . 
~'lou.vt/ 

Recording Secre1ary ANTHONY DeBON'E, Commissioner 

Oa1e or 1" Read i11g: 1~ day or~~;201J. 

Oare or2•• Reading: '71) day of ~20 I 3. 

Commissioner 
Anrhony OeBone 
Alan Unger 
Tammy Baney 

Re,orJlor Adop1io~ Vore 
Yes No Absrained Excused ..,.... 

Effective date: 1-fb day or h 2013. 
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REV IEWED 

--;2J., 
LEGAL COUNSEL 

For Recording Stamp Only 

BEFORE TIIE BOARD OF COUNTY COMMISSIONERS OF DESCHUTES COUNTY, OREGON 

An Ordinance Amending Tit le 23 , of1he Oeschulc~ 
County Comprehensive Plan, and Amending Certain 
Sections of the Deschutes County Comprehensive 
Plan Adopted in Deschutes County Code Title 23 to 
Adopl a Regional Economic Opportunity Analysis 
and Regional Large-Lot J ndustrial Land Policies for 
Central Oregon 

• 
• 
• 
• 
• 
• 

ORDINANCE NO. 20 11-017 

Wli£ REAS, in 20 10 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 3 l, 20 I l; and 

WHEREAS, Statewide Planni ng Goal 2, Land Use Planning, OAR 660-009-00JO, and 1000 Friends of 
Orego11 v. Ciry of Dundee, 203 Or App 207 (2005) require Oeschu1es County 10 localJy adopt the R£0A as part 
of the co11nty's comprehensive plan in order for local govemments in the county to base land use decisions upon 
1t; and 

WHEREAS, the Deschutes County Planning Commission held a public hearing on August 25, 2011, to 
review the REOA and correspond ing 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 31,20 1 I; and 

\VHEREAS, the Board finds ii in the public interest In adopl the R.EOA and corresponding regional 
large-lot industrial land policies into the Comprehensive Plan; now, therefore, 

THE BOARD Of COUNTY COMMJSSION ERS or DESCHUTES COUNTY, OREGON, ORDAINS 
as follows: 

Section I. AM EN DMENT. DCC 23.48, Urbanization, is amended to read as described in Exhibit 
"A," anached here10 and by this reference incorporated herein. with new language underlined and language to 
t>e deleted in Stttkellm,ugl,. 

Section 2. AMENDMENT. OCC 23.52. Economy, is amended to read as described in Exhibit "B," 
anached hereto and by this reference incorporated herein. with new language underl ined and language 10 be 
deleted in Slfiketl.,eegh. 
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Section J. AMENDING. Sec,ion 4.2 of the Deschutes County Comprehensive Plan, adopted in 
Deschutes County Code 23.01.0 I 0, is amended 10 read as described in Exhibit "C," anached and incorporated 
by reference herein, with new language underlined and deleted language set forth in sl-f~hf9tlgil; 

Sectiooj. FINDfNGS. The Board aJop1s as Its findings Ex.h1bi1 "D," al1ached and incorpor:lled by 
reference herein. 

Section S. AMENDING. DCC 23.01 .QlO. COMPREHENSIVE PLAN, is amended 10 read as described 
in E"'1 ibit "£," attached here10 and by chis reference incorporated herein, with new language underlined and 
language LO be deleted in st,ihe1h,o"gh. 

Dated this J)D-!!J of J]trl( , 20 11 BOARD OF COUNTY COMMISSIONERS 
OF DESCHUTES COUNTY, OREGON 

TA~~d 
ANTHONY De BONE, Vice Chair 

ATIEST: 

(w~~ - ~~-
Recording Secretary ALAN UNGER, Commissioner 

Dace of I" .Reading: CJ:!j_ day of .lJ.OJ)Jd:1/lfA<2011. 

Dace of2"d Reading:~ day of µdl}f,h,J(lj\,.:-20 1 I. 

Record of Adopti(,n Vote: 
Commissioner Yes No Abstained Excused 

Tammy Baney t/ 

Anthony DeBone .IL 
Alan Unger V 

Effective date: Z,t' day of -4;.brzµ,Tl 20tt: ,?., o I 2-



Cbaprer 23.48. URBAN12A TlON 

23.48.0JO. Urbanizatioo. 
23.48.020. Goals. 
23.48.030. Urban Growth Boundary Policies. 
23.48.040. Urban Reserve Area Policies 
23.48.050. Regio11Rl Ecouoroic Opportunity Policies. 

23.48.010. Urbanization. 

A major emphasis in Oregon's land use planning is locating the majority or new development in urban areas. 
The rural areas are primarily to be protected for natural resource mili.ation. Between the urban areas 
(incorporated cities) and the rural areas lies wbat is referTCd to as the urbaniz.ing area. Usually under the 
jurisdiction of the County, tbis is the area where lhe future population wil I be located and where the city's 
sen-ices must be extended. 

J,i Deschmes 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. Tbese plans are coordinated with the 
Cow,ty's planning dfort and will Mentually be adopted as pan of the County's e.:>mprehensive plno. In 
addition to a plan each city also prepares an urban Area ~ouing ordinance and a cooperative agreement for 
mutually administering the urbanizing area. 

All three incorporated c ities were growing at rapid rates by the time the Deschutes County Year 2000 
Comprehensive Plan was adopted in 1979. 1\1 tha.l time, the C-0unty estimated Bend's urban area contained 
a population of33,000 people, Redmond's was approximately 7,500, and Sisters' approximately 900. All of 
the cities we.re expected 10 coorioue tbeir growth to the year 2000. ·n,c 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 i11 urban are.is. 

The fourth city in Deschutes County is the City of La Pine. lllcorp0rated on November 7, 2006, u,e City of 
La Pi,1e's 2006 population estimote of 1,590 was certified by Portland State University, Popuiatioo and 
Research Center on December 15, 2007. A; of January I, 2009, La Pine is coordinnting witb the Oregon 
Department of Land Conservatioo and Development to develop its fll'St e-0mprehensive plan, which when 
acknowledged, will officially recognize an urban growth bow,dary. 

The Deschutes County Coordinated Population Forecast, adopted in August 2004 estimated tl1at by the year 
2025, the County's population will reach 240,SI I people. The 2004 forecast estimated 109,389 people in 
Oend. 45,724 people in Redn1ond, 3,747 people in Sisters, and 81,951 in non-urban, uniueorporatc-d areas. 
lf population growth occurs as forecasred in 2004, 66 percent of tbe County's population will re.side in 
urban area~ by 2025. 
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In 2000 By 2025 

As ~ result of the LA Pine incorporo1io11, L>csc:hutes County updrucd its Co«donated Popola11on Forecast 
with Ordi11anec 2009--006 n,c purpo:,: of 1h,s mod;r,canon was 10 adopl a conservative twenty-year 
pol)Ulation forecast for tho Cuy or La Pinc thnt can be used by cary olTtc:ials 1111d lhc Oregon Department or 
Lane! Conservation and Ocvclopmcnt to cstomatc futun: land need and an urb.v, growth boundary 
Oe.scl1utes Cowuy's 2004 Coordmated Populat,on rorccast applied a conscrva1ive 2 :?% annual n·ero.ge 
growth rate to estimate lbc county's unoncoiporated popularion from 2000 to 202S Thi, method applied lhc 
l!IO""th rate as a compound111g m~ throui:loour the entire forecast. Rccoa;nizjng that incorporation occurred 
on November 7, 2006. 11 1s rcasoneble 10 apply • 2.2% annual avenge growth nnc to La Pone's csnmaled 
popolation. swnng in July I. 2007, the first tome Portland State Unhoers11y's Populat,on Rc:;e.arch Center 
officially certified the City of l..a Pinc on an Annual Population Report Oy cxt<:ndin11 the growth rate to the 
Year 202S. La Pine's popola1ion will be 2.l52 The non-urb3n un,r>00<p0nttcd popolerion dccsuscs by 
2,3S2 from its onginal projection of 81,9S I m 79,S99. E,ctcndtng the grow,h ratc 10 the Year 2029 re$UllS in 
a twenty year population estimate of2,566 for I JI Pinc 

Such growth will undou~dly create ,;cvcrc problems for the provision of publi~ setvi<:cs 011d ndequntc 
.. noums of residential, commen:ial and mdus~I lands. Other problems ~re 1hc pl\lte.:1100 of unp{lftunt 
:icstheuc values. needed improvements in appcarnnre and function of e.~isting tkvclop,ncnl'<. safely nnd 
nc<thetie problems, as well as CRClll)' and suvicc eo<ts. created hy strip development; unJ p1uhkn1s wilh 
CNvdonation and cooperation between the va1int1s agcrn:ic, SC&ing the public on urt>.1n areas, a problem 
which alrcody exisrs. 
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Some opportunities also cxis1 Citfcs in Dcscbuh:s County arc loc.,1cd in one of the most beautiful and 
hvable environment$ ,n the State. All of the communities have w,1hin lhelf authority the power to guide 
their community's growth for the publie'~ benefit Cooperation and mutual efron between the cities, special 
districts and the County could mean urban environments that not only function efficiently but are attractive 
and desirable plae45 to lrve. 

Qeschyles. Croojc and Jc[cll9D count.es and lhc,r respegjvc cjtic~. in 20 Io and 20 l I undertook •n 
wri;cedcnted reaional mlua1jon of !he economic opP91:1uni1ies and constrainis associated ,vith users or 
Lvtt induslrial pan;eJ.$ u, the Cenqal Oregon rcajon, Diarinct the J99Qs, 1he Cenll'BI Oregon Recion 
undertook n dOMllitJC tran.,Conn;uio0 from au economy concentrated largely in wood products into a service 
based oconomy sgying a cowjng pnd diveac 1ouom1 and housellold base. Accekaucd in-anigratioo Md 
IOUrism growth gave way to @Rici cccngm,c expansion. CSClllation ,n home p:ices. and a system•lic sbjfi in 
\be local e<;QOO!ltY from 1'9¢• P19¢ucin2 activities Ip ,&rvicc orientC<I jndustrics %ilc initially 
represen1ing • d,vmiflCJll•on g{ !be log,) economy. this shift led to sn over-reli•nce upon the~ types of 
u)dyslnes [)yring lbe m;mt recgsjun, !ht regional CCOQQIIIV'S vumerabijitig bccrune ftWi!fSUl, 

Suj1ab!e land roe IQdats induwial development funns emerged as one or Oregon·s roosL sovere 
developmau challenges, i\s • regjon. Ccmral Oregon soes;jfig,Jly r~rgeted basic indu.stries wi1h large lo! 
indu~uial needs JO suppon me n,gjon's eco09mic deve)oomenr objectjyes. Through Oregon's <1;11ewide 
pbnnjng li:;,.mcwock, a Regional Economic Opportunicy Analysis CREQA) evaluated Cenrral ~ 
QOOOOIIJlities,. g,moetitiveoes.\. abiljry. and w,llineness 10 m;ruitcd and organje,,Uy grown firms rcouirin& 
new lam gale devcloomelll models. That REOA, darpd May 31, 201 l l1 a11ached to the findings in 
Exhibi, c to Qrdjnance 2011:017 

The (&n1r;d OrffllC'I rep.y:w, omb a critical ma» ofcompctilivc and diverse vacanL devcjopable iodusnial 
siteS io ordec Car site S!'ksoo representing po1eo1iat jndusniat m;ru11men1 oopommi1jcs 10 coosldcc lhe 
Won A regional con.w,sps has been agreed upoo ro ~·~bli,h t1nd pro-actively manage o regional land 
sypply or wxe-Jot jndtLwiaJ s11es 10 enable the rcgjoo 10 1>$<:ome compctiJive in indusmal reguirmeru. Thjs 
n;sima1 Mtm iucJudes individUGUtc infml(MCnlrt improyement a.sttssment and imole1nencattoo 
programs and rtgUiremcnts Regional pl~nnjng. man•icmcn,. and aovcmMce of a susrajnablc tars~lm 
jndusltjal vacant land su~ill in'i!>Lllt~I Oregon city and county govemmenl§. includmg adyjcc 
and guidme from Centml On:gon PlllMto@ Pmtoi;, Association, EcooOflJic Dcvek1pmcn1 •o Ccotral 
9mr90 and Orqqn 8u\lllm__Oevefomnen1 Deponment 19 JISSw:e an odequqre. ~f«newing rcgi911~J 
supply ofdeyeklpllblc and c;otopctitjvc vacant ll!dustnal sites, 

The purposes of DCC 2).48 arc 10 provacle the lank between 1he urban and rural IVC8S, 8Jld 10 provide some 
basic puamcu_rs wttlun wh~h ~ie wb:m areas of T>e>ehurcs Couoty shall develop, ahhough O,e specific 
urban area plan for each community shall be !be prcva1l111g document for guiding growth in 11s rcspec11ve 
area. These policies w,ll penni1 the County IO rev,tw ..,,,c;h urban area plan ugainst coronion criteria and 
assure consistc,icy Coun1y-w1de. 
(Ord. iOIQ:O!Z §l. 20H: 2~ §J. 2009, Ord 2004-012 ~.i. 2004. Ord 2002-005 § l. 2002: Ord. 2000-
017 §1, 2000; O"' 92-0SI , 1992, Pi.-20, 1979) 

23.48.020. Goals. 

I. To prov,d" for an nrJerly and efrac,enl 1n1ns11ion fmm rural to urban lands. 
2. To assure !Ml plann111g and unplemcntuhon of plans in the urban an:as arc consistent with the hcsL 

m1ere,t of both urb:m and urbanmng area resio.lenl< 
~ ·1 o re1,in ano.l cnh:ince the chanictcr and quality of the urban a=s ~s srowih occors. To rccogni7e 

and resp..-.;11he unusual natural btau1y and chamctcr of the area. 
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4. To provide a sound beslS for urba.ni.anion by establi$hmg proper rcl2uonships ~ ttsidential 
commercial, lndustnal and open land uses; fostering in1ergovcmme:nt.1I coopera1ioo; and providing 
an efficient a-ansporWion sys1cm. 

5 1·0 retain and enhance desirable exis1ing areas and to revil8fu.c, rchabiliiau, Md tt:devclop less 
desirable existing attas; 10 encourage and promoce innovations in ~lopmen1 1edmiques in order 
10 ob1ain maximum livability and excellence 1n planning and design for developmenL 

6. To n<oognizc 1he City of Redmond Comprd1cnsive Plan as the policy documcnr !bat provide:. the 
bas,s for implc1nen11ng land use plans and ordtnances 10 Redmond's Urban Growth Boundaty. The 
gener.il purpose is 10 provide for one pnne1pal means of implementing the Redmond 
Comprehensive Piao. 

Z. To build • mon11 and thrjvinq res19DII economy by esiabhshing and ac.1.ivetv maiptaioing • 
2llmJ?Siitjvp pon(otjo of tame 191 employmem sjres AQd COO{(lmaling public inwsnnctUs, oolic~ 
11nd regylouru,s to supoon regional and stale eoonomjc development objectivc.s in Ccmra' Qm!oo. 

(Ord. ?010.017 §). 2011; 2006-018 §1, 2006, Ord. 2002-00S §1, 2002; Ord. 2000-0l7 §1. 2000; Ord. 92· 
OSI, 1992; PL-20, 1979) 

23.48.030. llrbnn Growth Boundary Polk.ks. 

l. Urbani?allon. Urbanwi11nn policies ,cfer 1u an unincorporated urban SJOWlh areas within an urban 
growth boundary bu1 ou1si~c the bo.indar1c, ur a city, and arc intended 10 as:;ist in 1he decision 
making oboul lhc conversion or rural 10 urban uses, and to help 1n the developmen1 or consisten1 
urba11 R1"ell plan. More ueto1 I~ policies For the urban areas or Bend, RedmonJ and Sis1ers are 
spccil'ied in lhe urban nrca plMS nnd lhey ~hall be 1be primary docume11ts for 1:uordinuion and land 
use decisions ln their ros1iec1,ve nrea$ 
u Urb,'11111,ruwth boundaries iden111)• and scpar.i1e urbanizablc land from rural land Conversion of 

urbanlzablo land 10 urban uses shall be based on consideration (If: 
I Orderly and eoonom,c provision for public faciliues and services; 
2. Ava,lob,hty or sufficient land for the various uses to in<Ure choices ,n 1hc marke1plao:: nod 
J. Encouragemen1 or developmcn1 whhin urhan areas before wnvers,on or urban1:table areas. 

b UrbM growth boundaries shall be ~rablished nr cx~,dcd based upon the following· 
I. Oemonsu,11cd oeed 10 accom111od11e long-range urban populatioo growth requ irements 

consistent with LCDC goals, 
2. Need for hous,ng. cmploymcni opportu11111es and livability; 
J. Orderly and cconon11c provision for public foe1li11es and services: 
4, Maximum efficiency of land uses wi1hin and on the lrtngc oru,c cxis1ing urban area; 
5. Environment.al, energy, ecouomic and ,;oc1al consequences; 
6. Rete111ion or agr1ouln.ral IMd 1U defined, w11h Class I being the hishesl priotity for 

re1en1ion and Class VI the lo'"= priority; and, 
7 Com1>311b1luyor1hc proposed u,han uses with nearby agnculrural ac1ivi11es. 

2 Coordina1ion 
4 Wnhin an urbai1 growth buundary City and Count) land ~ regula1100, and sU111J:u-ds shall be 

mu11;•Jly supportive, JO!nlly pRlf'll"cd and edopled, administered itntl .enfon:ed. and plans to 
m1cgra1c lh<O type, timing and lccation or dcvclopmclll of public facili tu:s ond services in a 
manner 10 accommoda1c: demand M urb.1n1able lands be.:ome mun: urbanw.xt. and 10 guide 1hc 
cnmmunJt)'s :,,rowth 

b llrh.111 devclopmert ih:111 be ~rm,udl 1n areas where services arc available or enn be provided 
in • 11,:,r,n,,r wh:b will minimize cosi,. related ID .-sa,y urban services such as ~ hools. 
I"'~ lligh"'a~,.. puln:c, g:,rb:Jgc disposal, fitt protection, libraries and ocher facilities and 
,erv,ccs 
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c Deschutes County adopts by refcreoce the go~. policies, programs. elements, and statemeors 
of ir.ieac of the Redmond Comprehensive Plan, the officially adopted comprehensive pl11JJ for 
tlie Ci1y of Redmond and ,is sulTUWldmg Urban Growth Boundary. 

3. Residenliiil developmcnL 
a. Res,denlllll developmenlS should be located so that they a,e convenient to pbces of 

employmcn1 and sl>oppmg f1c1li1ies, and they ,hould be developed in ways which are coasistent 
wid> the charaeler of the 1opoara.phy and soil> on the site. Residential a,cas should o.(fer a wide 
va, ie1y of housing demi lies in locanons best suited co each 

b. Residential dens111e,. indicatod on gencr1I pllltS should be resp«ted and reOected in City 1111d 
Cowuy oodes, ordinllllCle:S and de,elopment policies 

c. In ,e~iden1ial a,cu, development should be e=gcd which have side yards or n:ar yards 
along arterial stn,CI$ •s a mean, of reducrog coogesrion thtoogh tuming movements in and out 
of driveways 

d H 1gbc.r density residential areas mould be concenll'8ted near commercial servic<.s and public 
open Splice. 

4. Commercial. 
n. Comincrclol fuclliues should be allocated in a rcaSOl'lable amount and in a plumed relationship 

to u,c people they will serve. Any future expansion of commercial uses should be developed as 
centers rather thru, strips 1111d very carefully considerod so that they do not cause unnecessaJ) 

traffic consa:.rion a.nd do not detncl from 1he appearance of the community. 
b. NeiS}1borhood co1M1ercial shopping areas, parks, school and public uses may be loc:atod within 

rcsidcntlol districts ai1d should have development standards which recognize the residential 
area. Ooveloprncnl srnndn.rds should be established for those commercial uses which will 
provide off•strcct parking. landscaping. access courrol, sign rcgularions and design review. 

c. Strip comniorclal development£ along highways should not be e..ieoded. Commcrdal uses 
along rnajor strOCIS and highways shall be subjec1 to special development sW>daros relatmg to 

l1111dscapin11, setbacks, signs nnd median strips. No further commercial development outside 
u,ban grow1h boundories, rural service centers, planned developmen1s, or destinarion 1'CSO<U 
shall be permitted 

d All cornmen:,al shopping ~ nters shall be subject to special dc:velopmenl standasds rclaiing 10 

setbllclcs, landscaping, physical buffers, screening, access. signs., building heights aod des1g11 
review. Care slulll be ta.ken to control the size of any new commercia 1 developmenlS lhal may 
be required as growtb occurs. Sites shall oot be oversi~ed to a point where addihonal uses 
which "Ould generate traffic from outside lhe intended service ~rca are necessRry to make 1he 
developtnent an econom,c success. 

S lndustnal. 
a Comrnun1ty efTOrtS should be directed 1oward preservwg prime industrial lands fo1· imlusrrial 

purposes. Industrial areas shall be protecte<l from incompatible commercial and res1den11al 
U5CS. 

h lndusttfol areas of the com,nunity shall be located where necessary services cftn be provided 
and with good access II> transporwtioo S.cilitfos. 

c. Community effons should be directed toward improving th" ge11~ral appearance of cotnntcn:iol 
and industnlll ascas .o 1h31 1hcy make a positive con1ributio11 10 the env1ro1101cnt of the 
eo,nmuni,y. 

d. Industrial an:as shall p<0vide for nelV industry in a park-like setting 
e. All i"dustria.l cencers shall be subj«t 10 special dc:velopmtnl s1andards 1el11Ling tu ,~tbatks, 

landscup1ng ph}'SlcaJ buffc.1s, =e..11ing, access, srgns, b111ld1ni; heights an<l des1g11 ruvicw. 
6. Communi1y appearance. 

a. Because of slow Mtural g10.v1h and the·r cffcctrve = as a vrsual aJ1d noise burrer, Md thei r 
relauonship to air quahty, tm,s or staods of bQCS shall be protected whcne\11:r feasible Ill 

in<lus1nal, comrncrc1aL rcsidenual wld other urban de•clopme,its. 
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b. Commu11jry appearance shall continue 10 be a major concern. Landscaping, sigi1 regulations 
and building design review shall contribute to an improved environment. Major uatural 
features such as rock outcrops, stream banks, caoyons, or sta!lds of trees $hould be preserved as 
a community asset as the area develops. 

c. /\llempts by each coCJlJnunity lo identify those characteristics which give the cummunily its 
individual identity and 10 preserve and expand those characteristics as grow1h occurs sbaU be 
encouraeed by the Count)'. 

d. Sign regulations shall be adopted which lim it the size, location and number of signs in 
commercial and industrial areas and have amortiza1ion provisions lo remove existing signs 
which do 1101 cooform wilh tbe regulations wilhin a reasonable period of time. 

7. Urbru1 transportation. 
a. E.,pres.sways aod anerfal streets should have landscaped median strips wherever possible 

together with left-rum 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 bist,ways should be located aud co1.1struc1ed in a maMer which will accommodate 
botJ, current and future traffi.c needs. Implementation of arterial and collector road systems 
should be joint County aod City effort with strict time schedules and priorities. 

c. lnterurban rraospona1ion facili ties should be located in or near the c.:ntrnl business district or 
ma in highway. Special consideration wi.11 be needed lo eva.lu:ice public transporta1jo11 needs and 
possibilities wilhin the urbau area. 

d. f-.xcept for major aJterial and coUector streets, street patterns in residential areas should be 
designed co provide couvenicni access to each living unit bot not encourage through-traffic. 
Major and collector streets should be secured and developed under a strict time frame so that a 
.-easonable c irculation paltem will rc~ult. 

e. Provisions should be considered wh ich will permit mass lran,sil vehicles on arterial and 
collector streets wit.bin residential areas in the future. 

8. Faci! iti<>s and services. 
a. Elforts should be made over a sustained period of lime lo place utility lines u11dergrouod in 

existing and uew residential areas. 
o. Parks should be located within walking d istance of every dwelling u11i1 in the commw:tlty. 

Park$ should be centrally located and easily accessible 10 the a!'eas they are intended 10 serve 
(see Recreation). 

c. Cenain private recreational uses such as golf courses or riding $(ables can be successfully 
integrated into residential aNaS provided the location. design ond operation arc compatible with 
~urrounding residential developments. 

J. f'ire protection i,1 die planning area should be considered as a common problem by the City, 
County, water district and the fire protection distric~ and equipment should reO.ecl ~1e charactt.r 
of land uses in the community. 

e. Efforts should be made 10 ~!l.CQurage Federnl and State agencies to locate in urball areas. 
f. t fforts shou ld be made lo group publ ic offices in a more or lc~s common location 3$ a 

con"eniencc lo the public. 
9. Other. 

a. In many cases, home occupations are a legitimate use wi1hin residential areas and shou ld be 
permincd provided that the use displays no outward msnife:stMtions ..,fbusiness other an a small 
business sign attached to the wall of the house. 

b. Recreation vehicle slorage should be pemtitted in planned residential areas a11d these focililies 
shall be landscaped Md otherwise scrcl!ned frum adjacent rcsidenlial uses. 

c. Consistent with policies in the Historic and Cultural chnplcr rd1abili1ation and/or 
redevelopment of older rcsidcntiu.l 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 § I, 2005; Ord. 2002-005 §1, 2002; Ord. 2000-01 7 §1, 2000; Ord. 
92-05 I, 1992; PL-20, 1979) 

23.48.040. Urban Reserve Area Polkies. 

l . Redmond Urban Reserve Area. The following policies apply to the division ond development of 
land in the area designnted Redmond Urban Reserve oo tlie County Comprebensive Piao map. 
a. The Redmond Urban Reserve Area (RURA) shall be designated with an urban reserve 

boundary located oo the County's Comprehensive Plan Map. 
b. The County shall implemeot 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 
T itle 18, County Zoning, of the Deschutes County Code. 

c. Until included in tile Redmond Urban Growtb Botu1dary, lands zoned Multiple Use 
Agricultural, Surface Mining, Rural Residential, or EFU io the RlJRA shall continue to be 
planned and zoned for rural uses. but in a manner that ensures a range of opportunities for the 
orderly, economic and efficielll provisioo of urban services wben 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 i.n 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 eflicient provision of urban services. 
These land use reg11la1ions shall include: 
I. Prohibition on Lhe creation of new pn,cels less than ten acres; 
2. Regu lations that prohibit zone changes or plan amendments allowing more intensive 

uses, including higher residentinl density, rhan permined by the ack.nowledged zoning in 
effect as of lhe date of establishment of the urban reserve area. Such regulations shat.I 
remain in effect until such time as the land is included in the Redruond Urban Growth 
Boundary. 

e. Pan.itions ofland zoned Exclusive farm Use shall be allowed aceordiJlg to slllte law and the 
County Zoning Ord inance. 

f. The City of Redmond and Deschutes County shail adopt a RURA Agreement consistent with 
tbeiT 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. 

b. Tbe siting of new development shall be regulated aJoug e.xistiog and future arterial and 
collector right-of-way, designated on the County's Transportation System Plan, for the 
purpose of ensuring the opportunity for funire urban development and public foci lilies. 

i. The siting of a single fo111ily dwelling on a legal parcel is permissible if' the single family 
dwelling would otherwise have bee11 allowed under law, exi~1ing prior to the designation of 
the parcel as part ofihe Redmond Url>nn 'Reserve Area. 

j . City of Redmond shall collaborate with D,schutes County 10 assure lhat the County owned 
1800 acres in the RURA is master planned before it is incorporated into Redmond's urban 
growth boundary. 

(Ord. 2002-005 §I, 2002; Ord. 2000-0 17 §1, 2000; Ord. 92-05 1, 1992; Pl,-20, 1979; Ord. 2005,023 §1 . 
2005) 
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lJ.48.Q!iO. RrclonAI Econoink O p()()rlunil\ Polic ies. 

L f>f:,ch11trs Coun~port.$:, f!n,lu~t\Jr•sdu:tional coooerat1ve eJ)brt 10 pursue a r-,giooal aowroagh 
12.£ll.Dbh<h o co111pe1inye supply ofsites particularly designed ro arlslrcu oy1-of-r~giQ11 jnd11,ncig 
thni mpv locate in Cent@! Oree2!1. 

2. 0,;)Chutes County recoJ!lL~ lhe 1mpor1aoce for maintaining an approl!riate available large-lot 
md1111nol lpnd supply tho\ is readjly dtvelopable in Central Oregon. 

l. Jb• Ctwa1 Qrccoo I.direr Lot Jndustri•l Re~ion•I Economic Oppommirv Analysis lRl;OA} 
dQJed Moy J J. 20 I J 111d rhe Cuy of La Pine Strengths and Weaknesses outli')ed on Pages 61 and 
62 of Exhibjt C 19 Or<ljnance 20 J 1-017 nee jncorporated and adop1ed bv reference hercjn. 
f in4iJ!n.from Lhc 'REOA n:cogni~ 
1. Toe.Central Oregon region. comprjsed ~r Jefferson, Crook •nd Deschutes counties and it~ 

ctspcctive cjtios recognize the market re:ility that the reg.ion cutreutly SCl"f'CS AS on ints~. 
~oflesjye economic uniL sharing work force and commercial amenities llQd should be 
l!l!!dmed as such to incref.~ in ~rceivcd scale in the market. 

l!.. The Cent@! 0!$gQn region needs a ori1ic•I mass of competitive and diverse vaeam. 
ckvclopable large 101 industrial sites in order for site selectors reorcsenJjng poten1j1l 1ndustria! 
a;cryic1ncnc ro consider the region, along with at) of the other needed support ('KIOfS 
inclu<llng.tlde.91JAtsly skilled workforce. wol"k force training orograms, worker housi!lg. 
~upoonj\~I govenuncnL utility se.-vices, cransponation. aod..lll'aliry of life. 

S,. ~IQR•ng and.Jl)aintaining a supply of large readily available industri31 s11es 1$ 1101 currc111lv 
lbl.[1g(u,i,onal economic dcvcloomcnt cffon s, therefore the region's jurisdictions l,ove 
dc)elcmcd Goel 9 compliance based on oroiec:ted growth, and the artractu,>n o f q large 
industrj11f usr lhu K recoenized tt.; an exoQeflous impact to th~ projecUons 

<I. The unmet shoa::tmn need for large-lot indusJrial sites III Central Oregon is AO 11ddj1iona1 
c;91n2QQe11t ofa city's l'kenty·y~land,supply. 

i:.. Cpmpcting as a c:ohesjve regioo allows Central Oregon to ntarket a l~rgcr ava,lable work 
Co!S•, the sig pf "'bich is often• key localional criterion for fums. 

f The need ro, large lot indUSlrinl sites is a w.!iooal need "'ilh JIJC economic dcv2JS'PIOCJ' \ 
beoefj1s widely dmrjbuwd rcgtjless oi the specific firm location 

&. l&&e-101 uldusu jal b.nds wpply initiative exc=:ls the copacjtvof any sjngJc 1urisdiction, 
h A_largc-lot industrial site is 50 acres or laT21:r "'ith spcc•fic sitcattributcs~'\Qll jlll)cnitic;$ 
1: Shon cgm supplv is a midily av•ilablc invcntorv of 6 brgc sites ii!l't lease three sepJu ale 

.IY.Ul,dictjons tlw PIPYi<k.M! M.•degua,e suopjv of sites to prospective imlusujes or $IL~ 
g!c<.tors. Two oftli<: 6 sites are lo be 100 to 200 acres and one site would .be 2® • ecru 

.L At le,ist one of L'le 6 shon term {rcadilv avajlablcidevelppable in 6 month,) s•1r< woo Id 
~ruiil.o.C• major, CCJl!f?.IJY located laq:e-scale develotmcn1 P!ll~l'!Y 11ear 1he n;g,911 '1 
BS.QA"IPbic and workforce cente,, and wh~ key infrastruc1me L' II' place mid ha-1 eacoi 
Blllllt1ty, either the nonh end of BCfld or the southern end of Redmond, ea>1 of Highway 97 

!!, The shon term so<mh of 6 ,ires is a community development objec;11ve or Csntr,,I Oregon for 
~ 111blishing large-lot industrial um 

~ The suoply or up 10 6 s ites, located in cxistjng_or ame11ded lkban Growth Boundanrs {ll(iBst 
n(ldres.,cy chcJhor1-1cnn lar!:£ lo, indu~ui•I regiooal land need in Cent@! Oregon andc,n be 
incorpomted ns an addll1Qllil.l comP.Qnent ofa city's twenty ,car land tupl!Jx. 

li, Il!uuWl.l.Y of ug to 17 long-term snes, whidl includes the 6 sho11 1~nn sites, re~ the 
1;.11rrcnl1y nrojected (t,11al) 20-ve~r reg•o11al land sufll!!.y olJ.his spcci,,l industnfl land 
clauifi,;J\UQU. 

l. ~nishing 1he shon 1en11 inveotorv sha ll he initiated when large IOI cmpk>,c~ocmon<l@JC 11 
conunitmenL w sho,t te, m sit!)< bv completing land use en111lc,n.:nts ;yid c,ccu1jng •* 
d.rtlk>ll'""°' ru:m111s, ioch,ding building pq1J1ils, suhje.;119 lhc follo" mx 1cuJcn"t1111cnt 
uiechnn•",L 
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!la To maintain a competitive shon tern, ready supply oflro:ge:101 employment sues wuh 1he 
cbaracterjstjcs specified in the REOA, onlv a 1otal of si>< vacMt and devclooob!e SIie.$ shall 
ever be made available at one time. 

t Ceni.ral Oregon c;itjes and countjcs shall, wiU,in 6 momhs of the adoption ofJJ1i~ policy. execute 
Memorandums of Understanding <MOUs} that specify: 
!la Cities. after conducting alternative lands and public faciliry ana!ySC§. but prjor 10 anv 

entitlement process. receive (onnal su9pon from Economic Qevelopmcnt for Cemrnl Oregon 
/EOCOJ tl,at potential si1es contain necessary site chamcterisries and .ru,ndards as defined in 
lhe REOA to altract large:Jot industrial rcerujters, 

.!,_ Establishment of a regional aulhontv. responsible for fonnallv supponing regional large lot 
industrial sites after cities identifr p91en1ial g,ndidatcs through altcm,uive lands and pub!jc 
facjlity analyses. but prior to aoy entitlement process" 

£. A .Regional Advisory Committee ffiAC} wjJJ be convened lat lcQS!) an11uallv wjth each city 
·and COWlty providing activity reoons rdatjng to !he Shon term ln11d s11poly, Facmwting the 
RAC will be the responsjbilitv ofth& counties (ORS 195.025} and will roq,te each year, 
starling alpbabeticallv with Crook County, 

2, Chics are required to comply with state land use program reguircmcnn when CUJll!s.ir>iJ.Q.Qd 
designations or amending a UGB, including conducting a )QCI\I inventory 10 detem1jp9 whether a 
local deficit exists. 

J.Q, Cities are directed to not conduct reg,ional inventories where Md bccnu5c the counties b!W 
established plag po!icies under their starutory coordinating authority 10 limir and disperse the 
number of sites rhat can be included in the various UO.Bs as !"~I!~• n f'f(lgriim tO..JJW1.8gp..\M 
~!!lll'k 

U.. To meet the "'!lY11ements of Djvjsjon 024 when amending a UGB 10 includQ" ~i1e in CQOJ!Jlionw 
with th9 regional plan, cities will be required co provide an estimated e1nplnymcn1 projection for 
1he site at full build out within the planning 11Sriod by applying the REOA analysis and~ 
particulars of !he site. 

ll. When a city investigates and conclud,:s that a ootential gua li fving large Jot indusrrial she exisas or 
can be assembled inside of its UGB (and the existing sire zonin2 will be amended wich rhe larce 
lotovcday zoning assignment}. that citv must rep!ace that orjginnJ [fujyre) bqildable land surpty 
or evaluate and conch,de that the previously identified future land supply is no louger needed 

!.J. Participating cities. when examining candidate sites. shall conduct 1he jr allemauve laud apd 
nubhc fncihhes analvses and rnventory o f employment lands by fi rst examining if the shon-tcm, 
regional need ca11 be '"'" inside 1he implementing c itv's UGB. before assessing lands adjacent LQ 
it as required by siate law. Cites are not rooujred to evaluate inventories 1hro110-hout the regjon 
~sc the adopted county plan bas limited supply and specified site dispersal as noted in the 
REOA, 

J.i, flll:1.~_g_i:.iti_~fill£r conducting alternalive lands a11d public facility analyses, but 11.(iQ!'.Jn.tlJlY 
entitlement process. shall receive fo1111al support froin EDCO lhat c8Qdidpte s ite(s) contain 
neces,W)' site chru aeteristics and at1nbutes, as defined in the REOA, to at1rac1 lru'!!c-lot industrial 
recruiters 

li 1)<1Schutes County. fµlfilling coord i,1ation duties specified in ORS 195.025 shall aoprove and 
update its comprehensive plan when participating c ities within their jurisdiclion lec.islativelv or 
through a gu.1si-iudicial proces.s designate regionally significant sites, 

1§. fn[li£ip~1ing cities in Deschutes Countv !and in the 3-Counry REOA i'egion).shall adopt a large­
!Ql.indl}Strial overlay zone Oiat establ ishes and maintains I.he region's 13J1!e lot industrial sile 
i11ycmory nnd manages usage of such lands. 

l1. \)y.schutes County supporl~ tUCO. o n911-proli1 organiz.a1ion facilitating ne" job Cf!lll\ion and 
«L'Jlil•J inycstmen1 to ano11i1or and advocate (or the ~ gion 's efi9ns of main1aini11g nn inven1ory of 
1J.ppr9grj1ge si1,cd and locntcd industrial l01s available 10,.1he markel 
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11. .12£Kl!utes Councy, in collabooatioo wilh Olhg Central Oregon· s couuucs and cjlig a,1d EDCO 
...;11 coord1n21eand seek assistance from stale a2e11cies to coorinually support a regional 
cg,gorojc development rcp!cnishma,t strategy. 

1i. DescbulCS Counrv wjU SlffllgthqJ long-1qm coofjdro<;e in the economy by building iwvatjv.: 
poblic to pc:iva1c sccto< pannerships. 

l.Q.. ~hutes Copmy will colbborate with regional public and private reprewntalives to engage !he 
Oregon Lcmlarure and state 21?tueies and their commiss,ogs to address public faciliry, 
transportation and wbanizarion issues that can stymiceconomi<: dcvi:lopmcnt opoommmes m 
Cgural Oregon, 

ll Patticipaung cities in Deschutes C.oun1v will suppon the exJSting cconoguc best by providing 
adeotwe land and infrastructure lo rnake cillY sites a11Tactive to businesses willing Ip jnycs1 in 
high job densicy :lod indusuial activity, 

22. Cities in D=hmcs County will continue 10 prcwide hil!h gualil) QhniQJ infrastructure to sgvc 
the needs of business, 

<Ord, 2010-017 §1. 2011} 
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"••••" Denotes porlions of lhe code 1101 mncndcd by Ordiu~nce 2011-017. 

Cbnpler 23.52. £CONOl\1Y 

...... 
23 .52.020. Coals. 

23.52.020. Goals. 

I. To diver~ify and improve 1he economy of Ilic nrca. 
2. To enhance and mainlain lhe existing nan,ral resource, commercial aod industrial segments of the 

local economy. 
L To build a stropg and thriving regional economy by establishing and acuvely ma111tainins a 

competitive portfolio of large lot employment sires and coordin21ing public inyestmeots. policies 
and re~ulalions ro support regional and sU1te economic development objectives jn Cen11pJ Oregon. 

(2010-017 §2. 201 I· Ord. 2002-00S § I, 2002; Ord. 2000-017 § I. 2000; Ord. 80-203, 1980; Pl..-20, 1979) 
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Background 

This sectton describ6 the coordination between the County and the cities of Bend. La Pine, 
Redmond and Siners on Urb2n Growth Boundories (UGBs) 2nd Urb•n Reserve Areu (URAs). 
Statewide Planning Goal 2 recognizes the impornnce of coordinating land use plans. 

"City, county. scate and lederal agency and special district plans and actions 
related to land use shall be consistent woch the comprehensive plans of cities and 
counties and regional plans adopted under ORS Chapter 268." 

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

"A plan ,s "coordinated" when the needs or all levels of governmencs, semipublic 
and private agencies and the citizens of Oregon have been considered and 
accommodated as much as possible." 

Population 

An import.int basis lor coordinating with cit ies is adopted population projections. Having an 
estimate or anticipated population is the first step to planning for luwre growth and 
conservation. ORS 195.025( I) requires counties co coordinate local plans and population 
lorecasts. The County oversees the preparation ol a population lorecast in close collaboration 
with cities. This ,s important because the population or the County has increased significantly in 
recent decades and a coordinated approach allows cities to ensure managed growth over time. 

Sourcos 1980 /990 2000 2010 
~ lation Research Center July I estimates 62,500 75,600 116,600 172,050 

US Census Bureau April I countcS 62,142 74,958 115,367 157.733 
~u.rce: As I\OlCltl above 

In 1996 Bend, Redmond, Sisters and the County reviewed recent population forecasts from the 
Portland State University Center Population and Research Cencer (PRC) and U.S. Census 
Bureau, Department ol Transportation, Woods and Poole, Bonneville Power Administration 
and Depanment or Administrative Services Office or Economic Analysis. Alter reviewing these 
projections, all local governmencs adopted a coordinated population forec.ist. It was adopted by 
Deschutes County in 1998 by O rdinance 98-084. 

The r esults ol t he 2000 decennia l census and subsequent popula ti on estimates prepared by the 
PRC revealed chat the respect ive populations ol the County and its incorporated cities were 
growing fa ster 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 popula tion forecast that projected population to the year 2025. ft was 
adopted by Ordinance 2004-0 12 and upheld by the Land Use Board of Appeals on Ma,·ch 28, 
200S. 

The following cable displays the 2004 coordinated popula tion forecast for Deschutes County 
and the UGBs of the cities or Bend, Redmond. and Sisters. 

0E.SCMUTE$ COUNTY COMPREHENIM Pl.AN - 20 11 
C HAP1ER 4 URaAN GROWTH MANACEMEN1' SECTION 4,2 URBANIZATION 
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Year Bend UGB Redmond UGB I Slstcn UGB 
Unincorporated 

Total Co11nry 
County 

2000 52.800 I 5.505 97S 47.320 116,600 
2005 69.004 19.249 1,768 53.032 lil,OS3 
2010 81.242 23.897 2,lvo S9.127 too.Sn 
201S 91.IS8 29,667 2.694 6S.921 189,443 
2020 100.646 36.831 3,166 73.:,u2 214,115 
2025 109.389 4S.n4 3,747 81.951 210.81 I 
>OUf'D!'. BN '-oon:IN:ed Poplbdorl fof"ta.n ,0,- umd'lotft '-.GUVJ' 

The process through which the County and the cities coordinated to develop the 2000-202S 
coordinated forecast is oudined in the report tided "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 iu 
Coordinated Population Forecast with Ordinance 2009-006. 

The purpose of this modification was to adopt a conservative 20 year popula tion forecast for 
the City of l a Pine that could be used by city officials and the Oregon Department of Land 
Conservation and Development to esumue ,ts future land need and a UGB. 

The following cable displays the coordinated population forecast for Deschutes County. the 
UG 8,s of the cities of Bend. Redmond. and Sisters, and La Pine from 2000 to 202S. By extending 
the growth rate to the year 202S. La Pine·s population will be 2,352. The non-urban 
unincorporated populatton decreues by 2,352 lrom its onglnal projection of 8 1,95 I, to 79,599. 

Year 
Bend Redmond Sisters Lo Pine Unincorporated 

Total County UGB UGB UGB UGB Co unty 
2000 52,800 15,505 97S . 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.Sn -
2015 9 1,158 29.667 2.694 1,892 64,032 189.443 
2020 100.646 36.83 1 3. 166 2. 110 71.392 214.145 
2025 109,389 4S.n4 3.747 2.352 79.S9'i 2115.811 
>OUrt.'@r i.w1 \.ODl"Clinl ., t10n rorKIM lor Vl!Knl.llM ~ - updaCm l009 

2030 Pop ulat ion Est imate 

This Comprehensive Plan is intended to manage growth and conservauon in the 
unincorporated areas or che County until 2030. Because the orficial population forecast extends 
only to 2025, County staff used conservative average annual growth rates from che adopted 
populauon forecast to estimate population out to 2030. The fo llowing table estimates 
Deschutes County population by extending the adopted numbers out an additional five years. 
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Year Bend Redmond Sirten lo Pine Unincorporoud Total County 
UGB UGB UGB UGB County 

2030 119.009 S 1.733 '4,426 l,632 88.7~8 266.539 
.--«< .. -r '*"&es bued on vw '"""' ir..oorMwd .--uon ...-,gf -. n shown~ 

httcrs :a..._. :aMUV s,owth ntt from l01S to 2010 is. l.J~ 
Red,m,oftd's l .... VlftUlf arcwth nte from lO}S lO 10]0 i11.5M. 

Siittan b.1...S di,or popul~O\ Ol'I lotea.\M r Ji\b ol l!ukl'"I "~ reside~ a.out:i.rc, uniu. •nd ~ per dwtl!iinc Wik Lo_.,·-,.....,~ r.u.e J......, 2025,o20)011 2 20% 
Duc.11uc:ft Cc:ulc(s ~ed a.ru ,.,.,,. ll'W'IUll growvt ntt> ltom 2015 to lOlO ts 2.20% 

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

In 2030 

si. .... 
)'IC, 

I 

I 
LoRno -

I'll, l!l'!o 

Such growth w,11 undoubtedly require strategica lly managing the prov,s,on of public services and 
mainiainlng adequate amounts of residential. commercial and industrial lands. Growth pressures 
will also require programmatic approaches '° maintain open spaces, natural resources. and 
func tional ecosystems that help define the qualities of Deschutes County 

Urban G rowth Boundary Amendments 

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

In July 2007, the Bend-La Pine School District received approvals to expand the City of Bend 
UGB lo inc lude two properues for the locaoon of two elementary schools. one at the Psne 
Nursery. the other on Skylsner Road. 

S,sters 
The Coty of Sisters legislatively amended its UGB ,n September 2005 when its C.ty Council and 
che Board of County Comm,ss1oners adopted respective ordtnances. The SiHers UGB 
expansion covered 53 acres and satisfied a 20 ye.ir 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 Distna. 

Redmond 
The City of Redmond legislatively amended its UGB in August 2006 when its Oty 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 Pfan. La Pine e.stablished 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 
designat ions 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 Arc a 

Redmond 

In December 2005, Redmond C,ty 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 Developmem Deportments received the Oregon 
Chopter of Amer,con Planning Assodouon 's (OAPA) Professional Achievemem in Planning Award in 
2006 (or tl>e "Redmond Urban Reserve Area I Urban Growth Boundary 
Expansion Project.". 

The following quote token from t/le Oregon Chapter of the American 
Planning Association ·s 2006 Awards Program shows why the Redmond 
Community Development Deportment wos chosen (or this award. 

"An outsr.Onding effort to address Redmond's rapid populatJon growth, 
including the successful designation o( on Urban Reserve and the 
Imminent designation of on Urban Growth Boundary, a "Framework 
Plan" with a requirement (or master planning, and the estoblishment of 
"Great Neighborhood Principles." 

Regional Economic Opportunity Anal)'.ili 
Q.e,~chutes. Crook am;LJefferson counties and their res12ective cities. in 20 IO and 2011 . 
underc,ook an unprecedented regional evalua~ion of the economic o'-'porcunities and constraints 
associated with users of large industrial 11arcels in t!:le Central Ore~on r egion. Dur ing the 
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1990s. the Central Oregon Region undertook a dramatic transformation from an economy 
concentrated largely in wood products jnco a service based economy serving a growing and 
diverse tourism and household base. Accelerated in-migration and tourism growth gave way to 
r apid economic expansion. escalation in home prices. and a systematic shift in the local 
economy from goods Rroducjng activities co service oriented industries. While initially 
representing a diversification or the locar economy. this shift led to an over-reliance upon these 
types of industr ies. During the r ecent r ecession. the regional economy's vulnerabilities became 
aRparent. 

Suitable land for today's industrial deve loi;,ment fo rms emerged as one of Oregon's most severe 
development challenges. As a r egion, Central Oregon specifically targeted basic industries with 
~e lot industria l needs to support the region's economic development objectives. Through 
O regon's statewide planning framework, a Regional Economic Opportunity Analysis (REOA) 
evaluated Central Oregon's opportunities, competitiveness. ability, and willingness to recruited 
and organjcally g,·own firms rec;iuiring new large scale development models. That REOA. dated 
May 3 1, 2011 is attached to the findings in Exhibit C to Ordinance 20 I 1-017. 

The C enc.-al Oregon region needs a critical mass of competitive and diverse vacant, developable 
industrial sites in o rder ror site selectors represencjng potential industrial recruitment 
opportuni ties co consider the region. A regional consensus has been agreed upon co establish 
and pro -actively manage a regional land supply or large-lot industrial sites co enable che region 
co become competitive in industrial r ecruitment. This regional strategy includes individual site 
infrastructure improvement assessment and implementation programs and requirements. 
Regional planning. management, and governance of a sustainable large-lot Industr ial 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 
O regon and O regon Business Development Department to assure an adeQuate. self-renewing 
r egion~ ly of developable and com~titive vacant industrial sites. 
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Goals and Policies 

Goal I Coo rdinate 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 or 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 
grow th 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 boundari.es but outside the incorporated cities. 

Policy 4.2.S Negotiate intergovernmenta l agreements co coordinate with cities on land use 
inside urban growth boundaries and outside the incorporated cities. 

Policy 4.2.6 Develop urban growth area zoning wich consideration of the type, timing and 
location of public facilities and services provision consistenc 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 
eac.h city's urban growth boundary. 

Goal 3 Coordinate with cities, special districts and stake holders on policies 
and zoning for lands outs ide urban growth boundaries but inside 
urban reserve areas. 

Policy 4.2.8 Designate the Redmond Urban Reserve Area on the Counry 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 
wich their respective comprehensive plans and the requirements of Oregon 
Administrative Rule 660-021 -0050 or ics successor. 

Policy 4.2. 10 The following land use policies guide 1.0ning in che RURA. 
a. Plan and zone RURA lands for rural uses, in a manner chat 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 min imum of ten acres. 
c. Unti l lands in the RURA are brought into the vrban growth boundary. zone 

changes or plan amendments shall not allow more in tensive uses or uses that 
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generate more traffic, than were allowed prior co the escablishmem of the 
RURA. 

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

e. New anerial and collector r ights-of-way in the RURA shall meet the right-of­
way standards of Deschutes County or the City of Redmond, whkhever is 
greater. but be physically constnJcted co Deschutes County standards. 

f. Protect from development existing and future an erial and collect0r r ights-of. 
way. as designated on the County's Transponation 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 co 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 
actjveiy maintaining a competitive portfolio of large lot employment 
sites and coo rdinat ing public investments. policies and re gulations to 
fillpport regional and state economic development objectives In 
Central Oregon, 

Policy 4.2.12 Qeschuces Councy suRports a multi-ilir isdictional cooperat ive effort co pursue a 
regional apRroach to establish a competitive supplv o~panicularly designed 
co address out-o f-region industries that may locace in Central Oregon. 

~ 4.2Jl Deschutes Councy recognizes the importance for maintaining an appropriate 
available large-lot jndyscrjal land supply that is readily develooable in Central 
Oregon. 

Policy 4.2. 14 The Central Oregon Large Lot lnduscrjal Regional Economjc PPROn unjty 
Analysis (REOA} dated May 31 . 20 I I and the Cicy of La Pine Strengths and 
W eaknesses o utlined o n Pages 61 and 62 of Exh jbit C to Ordinance 201 1-017 
are incorporated and adopted by reference herein. Findings from the REOA 
recognize: 
i!., The Central O regon region comprised of fefferson, C rook and Deschutes 

counties and its resRectiye cities recognize the market realitY that the region 
currently serves as ~n integrated, cohesjve economic ynjc. sharing work force 
and commercia l amenities, and should be marl<eted as such to increase its 
J?erceived scale in the markec. 

~ The Central Oregon region needs a critical mass of compemive and diverse 
vaca nc, developable large lot industrial sites in order for site seleccors 
representing potential industrial recruitment to consider the region. along 
with all of the other needed support factors including adequately skilled 
workforce, workforce t(iJining programs, wor~er housing. supRornve local 
~overnmem, utilii:y services. transportation. and quality of life, 

£, QeyeloQing and maintaining a supply of large readily available industr ial sjtes is 
not currently pa.-c of regional economic development effons. therefore the 
reeion·s jurisdictions have developed Goal 9 compliance based on projected 
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growth. and che actracc,on 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 Centnl Oregon Is 
an additional component of a cicy's cwenty-year land supply, 

e. Competing as a cohesive region allows Central Oregon to market a larrer 
available wod<, force, the size of which is often a kev locational criterion for 
firms. 

!, The need for laree lot industrial sites is a regional need. with the economic 
development benefits widely distributed regardless of the sps:s;jfic firm 
location. 

g, La rge-lot industrial lands supply initiative exceeds the QPJ!city of any single 
jurisdiction. 

h. A large-lot industrial site is SO acres or larger with specj(ic site arnibutes and 
amenitie.s. 

k Shoo term supply is a ceadjly i!Yi'ilable inventory of 6 iarge sjtes In ill least 
three separate jurisdictions thal provide for an adegu;ne suRJ21Y. of sites 12 
prospective industries or site selectors, Two of the 6 si1es are to be I 00 to 
200 acres and one site would be 200+ acres 

j. At least one of the 6 short term /readnx available/developable In 6 months) 
sites would consist of a major. centrally located large-scale deveiopment 
property near the region's geographic and work(orce center. and where key. 
infrastructure is In place and has excess caparny. either the noab end of Bend 
or the southern end of Redmond. eau of Highway 97, 

Policy 4.2.1 S The short term supply of 6 sites is a community development objective of 
Central Oregon for esrabtlshing la[le-lot ,ndystri;it uses. 

Policy 4.2. 16 The supply of up to 6 sites. located In existing QC amended Urban Growth 
Boundaries {UGBs}. addresses the shorc-i.enn large lot imh!strtal regional land 
need in Cena:al Oregon and can be jncoroo("i1ed as an addj1jonal component of 
a city's twenty year land suppiy. 

Policy 4.2.17 The supply of up to 17 long-term sites. which Includes the 6 shoa renn sites, 
represents the currently projected /total) 20-year regional land supply of this 
special industrial land classiflcacion. 

eo11cv 4.2. ts Replenishing the short term inventory m,11 be initiated when large tot emotpyers 
demonsvate a commitment co sbort term sites by completing lj1nd use 
entitlements and e)(ecuting sice-deveJopmenc permits. including building oecmir~. 
subject to the followin~ lenishment mech~nism:: 
i,. To maintain a competitive short term readv supply of large lot employment 

sites with the characterinjcs specified ln the REOA. only a coral of six vacant 
jlnd developable sites shafl eyer be made available at one time. 

Policy 4.2. 19 Central Oregon dries and coundes shalt. within 6 months of the ad_Qpclon of this 
policy. execute Memorandums of Underst,inding IMO Us\ that specify: 
., Clcjes, after conduqing altematjve lands and public faclfltv analyses but prior 

co any entitlement process. receive formal support from Economic 
Oevelopmem for Cencral Oregon (EDCO\ that potenlial sites con rain 
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necessaa sjce characceristjcs and scarufards as defined in the REOA co acrract 
large-lot ioduscrlaJ recrnjcers. 

12. Establishment or a. regional auchorjcy. responsible ror formally supporting 
regional large lot industrial sires after cities identify potential candidates 
through alternative land.u.ng_ public facility analyses. but prior to any 
encltlemenc process. 

~ A Regional Advisory Committee /RAC) will be convened rat least) annually 
wjth each ciry and councy providing activicy reports relating to the short term 
eruuupp1y. Facilicacing the RAC will be the resoonsibllitv of the counties 
(ORS 195.025} and wm rotate each ye;ir. starting ,aJphabecjcaliy with Crook 
Coumy. 

Policy 4.2.20 Cities are required to comply wi th state land use program requirements when 
changing land desi:iJacions or amending a UGB. including conducting a local 
inventory co determine whether a local deficit exiSts. 

Policy ;4.2.21 Cities are directed to not conduce regional inventories where and because the 
counties have established plan policies under their scacutory coordjnacing 
authoriry 10 Hm1t and disperse the number or sites that can be included 10 the 
various UGBs as well as a program 10 manage the supply. 

Policy -4.2.22 To meet the requirements of Division 024 when amending a UGB to include a 
site ,n compliance wjth the regional plan. cities will be required to provide ;ui 

estimated emplovment projection for the site at full build out within the planning 
period by applying the R.EOA analysis and plan to the particulars of the site. 

Policy 1,2.23 When a city inyenigates and concludes that a poten tial qualifying large lot 
indusc,-ial 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 cit;y 
must replace that original [future) buildable land supply or evaluate and conclude 
that the previously identified ftnure land supply is no longer needed. 

Policy 4.2.24 Participating cities. when examining candidate sites. shall conduct thejr 
alternative land and public faci lities analyses and inventorv or employment lands 
by first examining if the short-term regional need can be met inside che 
implememine city's UGB, before assessing lands ad1acent co 11 as requjred by 
state Jaw. Cites are not required to evaluate inventories throughout the region 
because the a.dopced county plan has limited supply and specified sltc djsoersal as 
noted in the REOA. 

Policy 4.2.25 Participating cities. after conduccine alternative lands and pubhc. lacihtX..Afil)~ 
Q!ll.Jlrior co any eo11tlemem process shall recejye formal support from epco 
that candidate site(sl contain necessary site characterjscics and attnbuces...a.s 
defined in the REOA. co accr;icc large-lot 1nd11stdal recruiters 

Policy 4.2.26 Deschutes Coumy. fulf,lline coordinnion duties specified IQ ORS 195.025 shall 
approve and update ics comprehensive plan when l>llrticipating cjties within cheir 
jurisdiction legislatjvely or ch,·ough a quasi-nid,cial process desigoate regionally 
significant sites. 
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Policy 4.2.27 Participating cities in Deschutes Councy (and in the 3-Councy REOA region) 
shall adopt a large-lot industrial overlay zone chat escablishes and mainca;ns che 
region's large lot industrial site inventory and manages usage of such lands. 

Policy 4.2.28 Deschutes County su1;1ports EDCO. a non-profit organization facilitating new iob 
creation and capital investment to monitor and advocate (Qr the region's efforn 
of m3jpginipg 30 joveotOCY of 3P-Propl"iace sized and loc3ted industrial lots 
available to the market 

Policy 4.2.29 Deschutes County. in collaboration with other Central O regon's counties and 
cities and EDCO. will coordina te and seek assiscance from state agencies to 
continually supporc a r egional economjc development replenishment strategy. 

Policy 4.2.30 Deschutes Counr;y will strengthen long-cenn confidence in the economy by 
building innoya cive public ro i;,rivace sector i;,anoershios. 

Policy 4.2.3 1 Deschutes Councy wjll collaborate with regional public and private 
representatives to engage the Oregon Legislature and state agencies and their 
commissions to address public facility. transJX>mtion and urbanization issues 
that can stymie economic develoi;,ment opportunities in Central Oregon. 

Policy 4.2.32 Participating cicies in Deschytes Coyncy will supporc the existing economic base 
by providing adeguate land and infrastructure to make citv sites attractive to 
businesses willing to invest in high iob densicy and industrial accivity. 

Policy 4.2.33 Cities in Deschutes County will continue to i;,rovide high gualicy physical 
infrastructure to serve the needs of business. 
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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 stFikethrough. 

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 Admin istrative 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 addWon 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 exerc1s1ng 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 oppor1unity 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. COJC is governed by a 15-member board made up of elected officials appointed by each or the member 
~overnments and appointed representatives of key economic sectors. 

Central Oregon Comprehensive Economic Development Strategy, Approved by Irie Central Oregon Community 
Investment Board, November 29. 2007. 5. One function of lhe Economic Development District is developing and 
maintaining and Lipdating the Comprehensive and Economic Development Strategy (CEDS). The CEDS is the result 
of a local planning effort, and serves as a guide ror 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 201 O to evaluate Central Oregon's 
opportunities, competitiveness, arid ability to recruit new and locally grown firms 
requiring new large scale development models. Johnson-Reid LLC, was selected from a 
pool of consultants to develop a REOA. The TA Grant enabled Deschutes County to 
kick-off this project by convening an industrial land forum on June 28, 2010 in 
Redmond. Representatives from Johnson-Reid LLC, Business Oregon, lronWolf 
Community Resources, Economic Development for Central Oregon, and Deschutes 
County spoke at the event. The purpose was to engage business leaders and listen to 
their perspective about large-lot industrial sites and regional competitiveness. 

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

Deschutes County formally initiated a post acknowledgment plan amendment on June 
23, 2011. The Deschutes County Planning Commission held two hearings on August 11 
and 25 respectively and received two sets of testimony from 1,000 Friends of Oregon 
criticizing certain elements of the REOA. After receiving all the testimony, including 
Business Oregon and Economic Development tor 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 
31•1• 

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

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

In response to the following questions and argument raised by 1,000 Friends of Oregon, 
the county finds that 1,000 Friends of Oregon largely has not cited review criteria or 
standards against which the county's legislative decision must be reviewed against. nor 
has ii asserted factual errors in the county's analys,s or interpretation of informa11on 
before It. Lacking specific allegations of error in its legislallve decision, the county finds 
that it can do tittle more than reiterate informat!Ofl lrom lhe record to better explain its 
decision. The county finds that clearer explanation of rts decision furthers the obligations 
lo provide effective and meaningful citizen involvement as required by Statewide 
Planning Goal 1. but thal the county rs not obligated to defend its decision against 
cnuc1sm or challenge that is not sufficiently detailed to enable the counly to understand 
the concern and offer a full response. 

The county finds that in this legislative action ,t must demonstrate compliance with state 
statutes. the statewide planning goals and associated admln1stratrve rules 1n a manner 
that weighs and balances its interpretation of information with that of other partk:tpanls 
rn this planning process. Deschutes County is basing 11s 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 lhe decision made by the local government, m view of 
all the evidence in the record, the choice between conflicting evidence belongs to the 
local government.• 

• What trends, activities, and success nationally indicate em opportunity exists lo 
a/tract large-lot industrial users in Central Oregon? How do national trends 
translate or apply to Central Oragon? 

> DLCD v Douplas COC1'1f)', 37 Or lUBA 129. 132 (1999) (C•Mg 1000 Fnond.i ofOrogon v. City of No,th Pl~ins, 27 Or 
LUBA 372. 377-78, alfd 1:,0 o, App ~06. 882 P2d I IJD (1994) Sub$1nnhOI ovloonco Is evidence a ,eA&OMble 
f':'.son would rely on in reeching a decision 

Youngor v City of Ponland JO!, Ot 346. 360. 7!,2 P2d 26? (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 m 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.6 White 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 fi rms 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. 

< Johnson-Reid l LC. Central Oregon Large Loi Industrial Regional Economic Opportunity Analysis. May:11 . 2011. 1. 
1 Ibid. 
7 

Ibid., 4. 
a Ibid, 
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 activrties have been identified for 
focus ~ver 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 
recru itment 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 lookmg for sites 1n the 150 to 200 acse range. One firm 
was lost due lo the uncertainty or and land use actlOfls that were requlfed. 
and the properties proposed were ehminaled from cooslderabon and 1t is 
not known 1r the company has reached a final location decision. That 
search started In the 50-100 lot size and then expanded lo the 150-200 lot 
size. The other three are sull ,n the active stage and no additional details 
can be furnished because or nondisclosure agreements that are in place. 
13 

The La Pine Industrial Group has had several companies look al our 
certified 77 -acre site in La Pme but the most active prospect was the 
Ferguson Corporation out or V1rgin1a. They were looking for a sile for a 
Northwest d1slnbullon center for their product line of bathroom and other 
plumbing fixtures. They wanted a site that would accommodate an initial 
500,000 sq ft. or buildings and would be expandable to 1,000.000 sq. ~ 
ln,toal 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 10 move products in and ouL They were not sure our site was 
large enough so Mid-State Electric Cooperative developed a site plan to 
show that 1t could meet their specifications.•• 

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 . descnbed recruiters visiting Central Oregon. as well as the 
heightened interest expressed by companies once Facebook commitled to 
a site in Prineville 16 

• INhat 1s ,t about competmg regions and their industnal land supply that has 
enabled their success? 

Successful local and regional industrial recruitment in the 2111 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 wnh last 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 1n ·1ust-m-11me· fashion. Often 
accomplished through on-site expansion on areas reserved for that purpose. 
industrial site selectors must choose sites large enough to build-in ruture 
expansion capacity. Government must be responsive to ahgn ,ts regulatory and 

•> Jerald Johnson. Johnson•Reid LLC, Response lo REGA Cntlques and Ouoslio11s SIJIJl'tlill&d Oy 1000 Fricnrls of 
O<egon.0ctober21.2011. s 
" Lee Smllh. General Manage, La Pine Indus I rial Group, Oclober 27. 201 1, email 
1~ Oral Teslimony. Board of C01Jnly Comm,os,oners public hearing. October 31 , 201 I 

•• Jold. 
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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 Jar~e-lot industrial sites that 
today accommodate six large acreage industrial users. 9 

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-tot 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 testim9ny, 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 ). B. As outlined in the experience of the 
areas summarized in Appendix B of the REOA, areas with less unique site qualifications must slress low bvrriers lo 
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 proriled. 
20 

Ibid .. 1. 
21 Roger Lee, Economic Developmenl of Central Oregon Technical Response to 1,000 Friends of Oregon Objeclions 
lo Central Oregon REOA vnd Deschutes County Plan Amendment. August 17, 2011 . 2. 
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require extensive investments in infrastructure and they require the large 
1ndustnal-zoned land with access lo municipal infrastructure that the REOA 
seeks to identify. 22 

• Why should Central Oregon as a reg,on invest l11nited resources to provide for 
large-lot industrial sites (50 acres>)? 

In 2008, the Oregon Economic and Community Development Department (now 
Business Oregon) recognized that l.arge. 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 stale and 
community bringing leading edge l'echnology, large c.ap,tal 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. 2• 

Deschutes County Onds that as a matter of pohcy, it may choose how to structure 
its community and economic development adivities. provided those acttviltes are 
consistent with applicable local. state and federal laws and pollc,es, including 
those for land use planning. Central Oregon chooses to invest in large-lot 
industrial sites because it 1s 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 employe,s are those drivers Instead, 
large-lot industria l demand recognizes that accommodating these types of users 
renects 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 1s an important 
component of any successful economic development p,ogram and diversification 
strategy. New companies bring a different mix of professional and technical talent 
lo 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 nationa I trend" information to assist in compliance 
with ORS 197 712 (2)(a)." The department reviewed the Central Oregon area. 
and made the following recommendahons. 

ti Ibid .. 3. 

"Bev T~ad<..,, Ra,/ SOIWXI 4- Lorge ln<Justn/11 Sites Memo11111d1Nn Moren 11. 2006 1. 
" Ibid. 2 and 3 The ct>an on page 3. wMe no1 o com1>1.,hen1Ne record. shows thol lhe demand fo, large s,1es has 
inaeased ,n the measurement per,oo and 1h31 employmen1 hos moved 10 higher eml)IOyment dens,1101. 
)S #f"/ JohMon, John,on.Re,o lLC ReSPOt>stt fo May ,,.. Lene, from I I)()() Fnends Moy 31 . 2011 . REOA. 
~C2 

Roger lff, Econc,mc ~·""' ru, Cenl,o/ o,rgon l ftff~r. June 3. 2011, REOA AppendlX 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 SO-acre plus acreage ranges in order to meet expected 20 
year land supply needs.27 

According to Business Oregon, Central Oregon experienced four active 
recru itments 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 furn ished 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 pubfic 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-Jot 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 industria l 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. 

26 
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 lar~er industrial firms. The two 
categories are complimentary, not competitive.3 Efforts to help existing 
companies (large and small) to grow or sustain their employment have been in 
place for more than a decade. Efforts to help start-ups and early stage 
companies are also solidly established. Economic Development for Central 
Oregon understands that most jobs come from existing companies. which is why 
it dedicates more than 50% of its efforts to fostering entrepreneurship and the 
retention/expansion of existing traded-sector companies.33 

• Evidence provided in the REOA, page 43, Figure 25, indicates /hat large 
industrial lots would resu/1 in a net job loss in the region. II 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 iirms 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 

'° See nole 5 above (Johnson-Reid LLC. May 31 . 2011. REOA). q_ 
"1b,d., 20. 
32 See nole 25 above (Jerry Johnson. Johnson-Rei<! LLC. May 31 • .011. REOA. Appendix CJ. 3. 
33 See nole 26 above (Roger Lee. June 3. 201 l ) . 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 princjpal, Fortis Construction), Central Oregon has 
all the elements to rival Central Washington as a top location for the data center 
industry in North A.rnerica.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 
th is 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? 

,. See note 13 above (Jerald Ja.~nson, Johnson-Reid LLC. October 21. 2011). 
35 See note 4 above (Yovnger v. City or Portland). The cwnly is engaged in a legisla!lve ac1ion for which it can ma,e 
its own interprelalfons of informatio,l befo<e ii, provided a ,easona:ble person could reach a similar conclusion when 
grovided wilh potentially conmcting or competing inlerpretal!ons .. 

See note 25 above (Jerry Johnson. Johnson ,Reid LLC. May 31 , 2011 . REOA. Appen<itx C). 3. 
"See note 21 above (Roger lee, August 17, 2011). 3 

PAGE 12 OF 62 - EXHIBIT''D" TO ORDINANCE 2011 -017 



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. n 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 Jong 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 drfferent 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 requ ires, that Deschutes County and (given its regional emphasis) 
Central Oregon identify the employment land supply for a tvventy year planning 

36 Karen Swirsky and Tom Hogue. Department of Land Conse,vation and Development October 18, '2011 Letter, 2. 
39 lbtd. 
~o See note 5 above (Johnson-Reid LLC, May 31. 2011. REOA), 3. 
~ 1 

See note 13 above (Jera,ld Johnson, Johnson-Reid LLC. October 21, 2011). 9. 
~

2 See note 5 above (Johnson-Reid LLC. May 31, 2011 . REOA). 5. 
43 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 

44 
See OAR 660-009-0025(2). htto://arcweb.sos.state.or.ustpaqes/rules/oars 600/oar 660/660 009.html 

45 
See note 5 above (Johnson-Reid LLC. May 31. 201 1. REOA). 46. 

46 
Michael J Williams. Business Oregon Letter. May 19. 2011. REOA, Appendix C, 3. 

47 
See note ·13 above (Jerald Johnson, Johnson-Reid LLC, October 21, 2011 ), 2. 

46 
See note 5 above {Johnson-Reid LLC, May 31, 2011, REOA), 47. In the professional opinion of lhe economic 

developmenl professionals contributing to lhis analysis, a competitive portfolio of industrial sites would include a 
collection of large industrial parcels in some selected communities. and a major. centrally localed 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 tvi1enty year land supply. 

The supply of up to 17 long-term sites, which includes the 6 short term sites, 
represents the CtJrrently projected (tot-11) 20-ye;:ir rP.oion::il l;:ind s11pply 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 

devek,pmenl near the region's geographic and workfoice center, and where key infrastructure is in place and ha$ 
exces• capacioy. This would tJe optimal ly locaoed on lhe north end of Beod. bu! inkasltuclure challenges will make 
this choice probJematic for at least the short-term. The next most optimal 1oc.ation is on the southern end of 
Redmond. east of Highway 97. The area has few neighbors, possible secondary lransport acc,,ss and most of !he 
municipal and franchise utilities with excess capacity. 
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nationally competitive portfolio of large industrial Jots. The longer lerm inventory's 
value would be in identifying sites thal can replace the short lerm inventory if 
absorbed or if market conditions and needs shift. The REOA does not 
recommend accommodation of !he indicated long term need, but only the 
mainlenance of a short-term invenlory.49 

• How does the REOA conclude that Central Oregon needs lots substantially 
larger than those in and around Pod/and? 

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, bul not 
determinative, of plans and policies for the region. The county finds that in this 
legislative effort, no comparison of employment needs lo 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 in tended lo reflect a regionally and nationally 
competitive portfolio of large industrial Jots. 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 lwenty-year land need. As discussed 
above, the longer term inventory's value is in identifying sites that can replace the 
short term invenlory if absorbed or if market conditions and needs shift. 
Deschutes County therefore is choosing through policies lo identify the logical 
steps to maintain a compelitive short-term inventory while still complying wilh 
OAR 660-009 lhrough lhe 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 dispropodionate 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 ii. The county further finds 
lhat 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 nol 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? 

"See nole 13 above (Jerald Johnson. Johnson-Reid LLC. Octobet 21 . 201 1). 4. 
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50 

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 reg ion 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 competrtive 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 

See note 5 abov.e (Johnson-Reid LLC. May 31 , 2011, REOA). 7·11 : 21-29; 30-34. 
si See note 48 above (Johnson-Reid LLC, May 31, 2011. REOA). 4 7 . 
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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 capabil ities 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, lhe 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 lo 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 Iha/ !he 
mventory 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 Lan<J Conse,velion an<J DevelOpment Oclot>er 18, 2011 Letter). 3. 
6) see note 5 above (J-Ohnson-Reld LLC. May 31. 2011 . REOA). J.4 . 
.y. Ibid., 4. 
55 See no1e 46 above (Michael J . Williams. May 19. 2011). 2. The Urban Land Institute. a well-respected 
organization in real estate, sustaiMble development and land use, has specifically deemphasited employment 
growlh as a detenninanl of the demand for indusiriat space in ii~ leading publication on <ea\ estate ma,ke1 analysis. 
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The county finds 1hal no requirement tn state law requires it to al this lime 
comple1e an inventory or other analysas of how to meel idenbfied need. The 
necessary OAR 660-009 analysis will have to be in place at the lime 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 legtSlaled by Deschutes County's statutory coordination 
authority from subs~ent city ac.lions thal determine site defic.1t and loc.atton lo 
comply with Goal 14. Oesc:hutes County is recommending the following plan 
policies to c.omply with OAR 660-009-0015(3): 

Cities are required to comply with state land use program requ1remenls when 
changing land designa1ions or amending a UGB, including conducting a loc:al 
inventory to determine whether a loc.al deficit exists. 

Cities are directed to not ronducl regional inventones where and because the 
counties have established plan policies under their statutory coordmaung 
authority to fimit and disperse the number of sites that c.an 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 Jurisd,ctions 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 10 lhe REOA, large-lot employment sites are an unmet land need, 
currenlty not part of regional economic development efforts. Deschutes County. 
by exercising its statu1ory coordination authority, 1s 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 ,ts regional emphas,s) Central 
Oregon also identify the employment land supply for a twen1y year planning 
period (total land supply). A 1olal 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 s1andpoinl is inconsequenlial. Business Oregon recognizes that 
Central Oregon's first priori1y should be establishing a readily available and 
developable inventory of six large sites in al least three separate 1urlsd1ctions 
Economic development, viewed outside the coniext of Oregon's land use 
planning system would focus enlirely on a short-term supply with mechanisms lo 
insure consistent replenishment Viewed from this perspective, the long-term (20 
year) supply's value 1s In identifying sites that can replace the short term 
inventory If absorbed or if market condl!lons and needs shift. As noted above. 
Deschutes County is proposing policies that concentrate this program's errorts on 

"'See note 38 above (Department of LMd Conse,vat,on Bfld O~vetopmont Oc/ot1er 18. 2011 Lei/Or), 3 
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the short-term supply, including sareguards 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) tota l 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 availabi lity 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 berore 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 or those sites being 
between 100 to 200 acres, and one over 200 acres. Prioritizing short term sites 
ls 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 reg ional emphasis) Central Oregon identify the 

;, See note 13 above (Jerald Johnson, Johnson.Reid LLC . October 21. 2011), 9. 
"° 1000 FRIENDS OF ORi:GON v. LCOC. 239 P.3d 272 (2010) hUp:/lwww.publications.gjd.state.or.us/A135375.hlm 
.. See note 5 (Johnson-Reid LLC. May 31, 201 1, 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 REDA 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.00 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 /he 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 Jhe nature of the forecast. The model was 
designed to identify the pool of prospective deals as opposed to net growth. As 
Central Oregon doesn't have these firms and is looking to compete for them 
when they are seeking locations, the death rate isn't relevant locally. The model 
is designed to predict the number of prospective location decision that the 
Region has the potential lo 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 rhat /his need is ·exogenous·• or above and beyond 
the needs already accounted for by the OED forecasts? 

60 S<.'C note 46 above (Michael J . Williams, May 19, 201 1), 2. 
•• See note 5 abOve (JOl\nson-Reid LLC, May 31, 2011. RCOA). 43·<6 
°' See note 13 above (Jerald JOhl\$0<\, 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 intemational 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. 

M 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, ro~hly 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 nex1bility. The result has been the 
emergence of a clear real estate trend, creating a global demand for large 
development ready industrial sites Shifting global marl<et factors have increased 
the need for large-lot industrial sites over the last several decades. Warehouse 
properties have substantially increased in size as distribuhon reflects increasing 
returns to scale as well as the concentration of production in larger produchon 
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: 

- .• Ju'risdictioi'I - °f 1, Tenant .-. SiteSlW Square Footage . . . 
Albanv Taraet 175 acres 1.3 minion 

Hermiston Wal Man 200 acres 1.3 million 
Lebanon Lowes 204 acres ~1 3 m,11/on 
Salem Home Denni 50 acres 500.000 

As shown 1n the preceding table. the emerging module for distribution facinties 
now regularly tops 1.0 million square feet of building area, wrth site sizes ,n 
excess of 200 acres. Over 55 projects have shopped the State of Oregon over 
the last ten years wilh sile demand over 50 acres, averaging over 5 new projects 
per year. Business Oregon currenlly has 1 O estimated outstanding leads in this 
size category. Business Oregon estimates that they see approximately 15 
senous ,nqu,ries a year for large scale manufacturing sites Combined wi!h 
warehouse/distribution inquiries. Business Oregon sees over 20 annual inquiries 
a year statewide for large-lot industrial sites As not all reads are picked up by 
Business Oregon, one would expect the overall activity to be significantly higher 
67 

Sect ion (3) • Other ORS 

• ORS 195,025: (1) In addition to lhe responsibrlilies stated in ORS 197 175. each 
county, lhrough ifs governing body, shall be responsible for coordinating all planning 
ac/ivilies affecting land uses within the county, Including planning ac/Mlies of the 
county, cities, special districts and state agencies, to assure an integrated 
comprehensive plan for the en/ire area of the county 

.. lbtd , 16 
• • lbn!. 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 
prospen'fy 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 roles, the Land Conservation and Development 
Commission shall implement all of the following: 

(a) Comprehensive plans shall include an analysis of the community's economic 
pat/ems, potentialities, strengths and deficiencies as they relate to state and national 
trends. 

Finding: Deschutes Coun ty 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: 3·1-34. 
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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 industnal land policies to comply with 
requirements to provide for an adequate supply of sites of suitable sizes. types, 
locations and service levels for industrial uses. Deschutes County is choosing to focus 
on a short-term inventory that identifies six, 50 acre or greater sites, in three different 
jurisdictions. with two of those sites being between 100 to 200 acres, and one over 200 
acres. Regulations and comprehensive plan policies that provide an adequate supply of 
sites of suitable sizes. types, locations and service levels for industrial uses will occur 
when participating cities implement OAR 660 Division 9 and Division 24. The REOA 
identifies site need characteristics for large-lot industrial sites and recommends a 

"" Ibid., 3 1 and 45. The REOA describes target industries with large lot needs Uia1 have a oemvnstrate<I irack record 
for creating enormous exogenous absorption ol o,operly zoned induslfial s ites. Funhermore. lhe REOA identifies a 
model of prospective den,and basecl on annual large firm 1-0calion activity. The mOdel assumes lhat if a oompe~live 
inventory is ava~ab/e and maintained rn Central Oregon. the region c.r.,o 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 or 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 tenm 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-tot 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 or 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 ii 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. 

'0 Ibid., 39 a nd 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 Jarge-lot industrial land need by adopting a REOA and 
several reg ional 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 compl ies 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-Jot 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)(9) by adopting the 
following policies: 

* Cities are required to comply with state land use program requ irements 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 prog ram 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, Econom ic Development 

" OAR 660-009-0010 - Application 
(1) This division applies to comprehensive plans for areas within urban growth 
boundan·es. This division does not require or restnd 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 regiona l 
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 pen·odic 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 vis it, 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 
recru itment 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 wi th 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 
outhority to limit ond 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 11 as required by 
state law. Cites are not required to evaluale 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.()()10: (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 ,s adequate d 1/ 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 formula ic 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 reoent demand of 
large-lot employers and rapidly growing industries that are building production and 
research capabilities to establish global scale. As documented m the REOA, additional 
demand comes from industries looking for regional production or as a result of specific 
logistical concerns.7' 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 

11 Ibid .• 4 , 
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provision or 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 recru itments take place. 

3. The REOA is correct in the narrowness and the economy of its mission and 
findings: the identification of a lim ited 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 n 

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

Finding: Deschutes County initiated the plan amend in 201 1, 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 lo the existing supply of such land. 

(1) Review of National, Stale, 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 lo analyze trends and establish employment projections ,n 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 

11 Soft nole 46 above (Michaol J. Williams. May 19, 2011), , . 
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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 recrui tment 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 lis t cites this evidence: 

73 
See note 5 above (Johnson-Reid LLC, May 31, 20·11 . 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 fina l 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 the ir 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 ra il 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.n 

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 

7
6. 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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conservalive assumption 79 Using the current profile of !inns by size in the Western 
United States and Central Oregon, combined with birth and expansion patterns, 
Johnson-Reid LLC, generated a model of annual large firm location activity in the 
region.'° What is modeled is a prospective demand. assuming that a competitive 
inventory is available and maintained, allowing the region to capture a "fair share' of 
market activity. 

A large-lot industrial site is defined to be 50 acres or larger with specific attributes and 
amenities that are typical and related to that industry and support its activities.at 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 or 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 compelltlve 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 bulld 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 or the region to be quick, eificient, 
competitive and successful 

Sites designated to meet the regional demand fOI' large-lot mdustrial uses should 
be able to meet most of these criteria (identJfied in Table 1) where practical. 
While physical and workforce ,ssues cannot be addressed by actions by an 
individual 1unsdiction, the remaining locational cnteria largely involve 
infrastructure investments, which can be actively targeted to enhance the supply 
of competitive sites. AdditionaUy, 1urisd1c1tons acttvely engaging property owners 
in discussions abou1 land price, Jot configuration, and investments necessary to 
make siles usable. can provide a context for owners· readiness to sell their 
property. 

Table 1 - Site Need Charactoristica for LU Uses In Central Oregon 

Physleal 
-"~· I ... _,.•• - -- • ...._.:. -

Size -Large-IOI de'lland is defined In !he context of this ar,afysis-as s,tes 5~"or aoove) 
Siies of sig111fica11!1y llrger sae proVlde for grea1er flexdll~ty. asJ/K!y carnneef large sitanee&,, 
as-'.Yl!n as l)foviding the al>IHy to be ,,..1/<i,vlcfw Sile r1:ilt:<.i>r W11fiywu:n1safi'e-.:area. as' 
opposed 10 any net usab!e area 

~ - lnclustnal development has a very btMed capaoty IO deal w,111 slopes Th<s ,s 
parucutarty we ,n areas wc:h as Cen1111 Oregon, ,n whdl lhe geology makes grading eos11y 

"Seenot• caa-(Micnaer J w,r.ams. May 19, 2011). 2.. 
., See nole 5 - (Johnson-Reid UC. May 31 , 2011, REOA) c:).46 
81 1bid , 2 
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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 clea.r 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. 62 

,: See no1~ 15 above (Oral Testimony, Board hearing, October 31, 201 1 ). Roger Lee. Jon S1nrk and Michael 
Wm,ams spoke lo lhe Importance of establishing multiple 1,acant and devetopable sites to attracl recruiters· lo Ccnl,01 
Orogon. 
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The following matrix identifies large-lot site locational needs: 

Table 2 - Recommended Competitive Large Lol lndustrlal Inventory 

A readily available and developable inventory of six large sites In al 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 
Whal 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.8 

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

(IJ) Fu, sittts it1vttr,/u1ied um.le, f/,i,:; :;ec;liur,, µtaos must provide the followiog mfom,ation. 

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

(b) When comparing current land supply to the projected demand, cities and counties 
may inventory con/iguous 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 pnme mdustrial land according lo section 3(a) of this 
rule. 

"' ~ r,o(e Sabo<te (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 fulfi lling 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 fu lfill this reg ional 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 requ irement 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 reg ional 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-Jot 
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 facil ities analyses and inventory of employment 
lands by first examining if the short-term regiona l need can be met inside the 
implementing ci ty'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 EOCO 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 lo occur in the planning area. The estimate must be 
based on information generated in response lo 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; 
(() Necessary suppo,t 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 or identifying 
specific industry sectors for business recruitment, retention, and entrepreneurial 
support.a. Several or 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 ln 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 tne Oregon 
Business Plan. 

Renewable Energy Development - Renewable or clean energy development is a 
global industry on the nse. In 2008. Global Insight forecasted U.S. employment 
growth related to "green industries" would reach 2-5 mmion over the next ten 
years tn Oregon, solar manufacturing has been an early entrant, taking 
advantage or Oregon's existing and highly related semiconductor industry and 
proximity to large U.S West Coast markets Central Oregon curremly has a small 
but diverse duster of renewable energy related industries ranging from solar 
power and fuel cells to wind power and biomass productJon. 

Aviation/Aerospace- There 1s an existing concentratron relating to Redmond's 
airport and Be11efs metro area Specrfically, Lancair has been operating in 
Redmond Since 1992. Oregon's aviation industry includes 200 finns providing 
manufacturing, first and second supply challl services. and product distribution . 

., See noce 2 aboYe (~"'"" C>.-e9()n ~ Ea,,,..,,c ~II Slr.i~gn. 20 lrxl'..ISlcy sect<><> c~ed in 
!he REOA a,e lho ,.,.._ on u,c ,.,,.,., 
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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 tra ining software, embedded software 
and healthcare applica,tions. Central Oregon itself is home to over two dozen 
established software engineering firms. Software development fim,s 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 
rese~:irch institutions. Biosciences include research and development, medical 
devices, medical diagnostics, human and animal therapeu1ics, pharmaceuticals, 
reagents, research services, bio-agriculture. bio-fuels, and medical software 
operations. Bioscience is a $2.5 billion traded sector industry in Oregon. WhHe 
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. 

Recreauon 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 facil ity in the region. 
Local policy market and economic development professionals realize the broader 
importance of higher education on workforce qualily, culture, and business 
development. Higher education facilities are typically campus style development 

PAGE 39 OF 62 -EXHIBIT "D" TO ORDINANCE 2011-017 



requiring large affordable sites with good telecom and transportation 
infrastructure. Sites need to be proximate to population centers. 

Regional o,stribulion Centers - Central Oregon can play a role in distribu tion. 
with Highway 97 representing an option to the l-5 Corridor. Option plannlng is 
taking a larger role in logistlcs and is expected to play a bigger role ln 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 11 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 industnal site. These needs are generally met by the 
existing land use process 1n Oregon. Industries requiring large acreages that hold 
promise for the Central Oregon regio 111 include. 

• Data centers 
• Warehouse/distribution centers 
• Select high technology/biosciences operallons85 

• OAR 660-009-0015: (5) Cities end counties are strongly encouraged to assess 
comm11nity 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 lo 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 

as Sec note 5 ob<wc (John$0n Re,d LLC, May 31 , 2011 , REOA). 28-30. J t .J 4. The REOA also ciles 1arge1ed 
indusirles wilh large land neeos in Al)pendix 8 . starling 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 objecttves.86 

• OAR 660-009·0020 . Industrial and Other Employment Development Policies 

(1) Comprehensive plans subject to this division must include policies stating i/1e 
economic development objectives for the planning area. These policies must be based 
on the community economic opportuniltes 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. 

M Ibid . . 7. 
•' Ibid .• 4. 
"'Ibid . 5. The pnmary economic developmenl obiec1,ve ol lhis analysis ,s 10 ensure lhal lhe regional 1ndustna11and 
inven1ory is adequate 10 suppo<I the spedfic needs of large lo1 ,ndus1na1 useis . 
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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 read ily 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 spedfic 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-te,m 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 th is 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 reg ional 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 ru le 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 
sta1e law. Cites are not required to evaluate inven1ories throughout 1he 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: Accord ing 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 
(g iven 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-tenn (20 year) supply's value is in 
identrfying 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 read ily available inventory of 6 large sites in at least 
three separate jurisdictions that provide for an adequate sup.ply 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 incl4des 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 reg ional 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 
entit lement 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 counUes are strongly encouraged to adopt plan policies that include 
brownfield redevelopment strategies for retaining land in industrial use and for qualifying 
them as pa,t of the local short-fem, supply of land. 

(6) Cities and counties are strongly encouraged to adopt plan policies pertaining to 
pn'me iodustrial 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 

PAGE 46 OF 62 - EXHIBIT "D" TO ORDINANCE 2011-017 



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 availableldevelopable 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 read ily developable in 
Central Oregon. 
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* 

.. 

., 

Participating cities, when exammrng 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 pem1its, 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 or 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 reg ional 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 specif ied 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: (3J(a) Except as provided for in subsections (b) and (c}, cities and 
counties subject to th;s 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 with in 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 regiona l 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 regiona l 
entity, such as COIC. Deschutes County is applying its coordination authority to cities 
as well, for those willing to fulfill lhis regional employment need, consistent with 
Oregon's Statewide Planning Program. 

The policies below demonstrate that participating cities will satisfy the requ irement of 
accommodating 25% of the total land supply in UGBs when they conduct their 
alternative land and public facilit ies 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 reg ional 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 "bulldable.' A general lack of development-ready 
sites to choose from eliminates a city or region from con tention 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 Characleristics. Ci/Jes 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 s,te 
needs include. but are not limited to large acreage sites, special site configurat,ons, 
direct access lo transportation facilities, prime industnal lands. sensitivity to adjacent 
land uses, or coastal shore/and sites designated as suited for water-dependent use 
under Goal 17. Policies and land use regula/JOns for these uses must. 

(a) Iden/tty sites suitable for the proposed use: 

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

{c) IMlere necessary, protect a site for the intended use by 111Cluding measures that 
either prevent or appropriately restrict incompatible uses on adJacent and neart,y lands. 

Finding: Deschutes County, through rts governing body, is exerting ,ts statutory 
coordinating authonty to address an unmet regional need for large-lot industnal 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 1ndustnal sites, 50 
acres or larger in three different jurisdictions. Deschutes County ,s spec1f1cally 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 1s applying ,ts 
coordination authority to cities as well for those willing lo fulfill th,s regional employment 
need, consistent with Oregon's Statewide Planning Program Deschutes County's 
process directs the ln-county region to coordinate as a single en1ity promoting large-lot 

e Ibid 24 . 
.. 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 ru le 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 

PAGE 53 OF 62 - EXHIBIT .. O'' TO ORDINANCE 2011 -017 



• 

• 

• 

• 

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 lo 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 srecified or mandated for REOAs, therefore counties are free to use a 
sensible method. 3 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 employmenVland need identified in a REOA for large-

9 1 See note 48 above (Johnson-Reid LLC. May 31 . 2011. REOA). ~7. 
·~ http:/Jv,1ww.oregon.gov/LCO/dOcs/econ0<niccleve1QP.rnenV99 rule fad sheet.pelf 
0 Seo note 38 above (Deparlmenl ofl.an<J Conservation a,>d Oevelopmenl October 18. 2011 Le(fer). ,. 
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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 lhat 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 tenn 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 ConseNation 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. Ci(y 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, Ai r, 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 

.. Oescnutes County completed period reuiew 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 adv ant age of the region within which 
the developments would be located. Comparative advantage industries are those 
economic act ivifies 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 Central 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 lake into account the availability of the 
necessary natural resources to support the expanded industrial development and 
associated populations. The plan should also teke into account the social, 
environmental, energy, and economic impacts upon the resident population. 

Finding: Deschutes County is fu lfilling 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 
appropn·ate 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 abi lity 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 detenninant, the carrying capacity of the 
air, land and water resources of the planning area. The land conseNation 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 reg ional 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
Jot industrial overlay zone. 

Deschutes County is fulfilling its coord ination 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 faci lities 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 appl icable 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 facilit ies 
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 requ ired 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 th is specialized land need will diversify and improve the economy 
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of the area and enhance industrial segments or 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-counly area. These profiles were derived from a June 2010 
Central Oregon Industrial Lands Fon;m. 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 

• State of Oregon Certified Shovel-ready SO+ 
acre indusrriol site available and proximate 
to roll -• Neighboring small and medium sites 
ovailoble /or a variet y oj options 

Cho/lenges/Oisadvontoges 

• Sewer and water districts -in transition 
to the city. To be absorbed by the wry 
eac/y t~ mid-2012 

• Transportation challenges; TSP to be 
completed by mid-2012 
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Slttnglhs/AdvOfltogn 

• The most favorable electric rotes In c,ntrol 
Ore on 

• More thon odequote water and sewar 
copodty /or MW Industry 

• A n~ J111xl6/e [pnd use code orrd supportive 
cl ~odffs 

• The county Is In control of some lndintrlol 
sites 

• En111rprne Zone, for 101t rt/It/ for new or 
e11ponded lndiistry 

• to Pln11 Is well connected to 3 major 
economic /tubs • Ce,,rrol OregOfl, eugene and 
lllomoth County. Conveniently locotttl near 
Highway 9-7 and Highway 31, Highway S8 ls 
27 miles to the south and Is a direct rou111 to 
1-5 and Eugene. 

• BNSF roll 1T1Q/nlin11 thru lndllftrlol pork. N11or 
passenger roil 1/ne. •s .. st Rall lndustrla/ site 
In Central Oregon.• 

• Lo.v housing costs. Rlve,tronr homes, 
rdnches, and commu11ity QeJghl>orhpodsore 
0110//able. 

• Lo Pine hos o forge lobar pool of ski lled labor 
and diverse population w ith extensive work 
uperlcnco os Ind/col ed by large amount of 
commuters /rove/Ing north. 

• Hub of Centro/ Oregon's yedr<round outdoor 
rccr,•ation paradise, Gotewoy to Cosca/le 
Lakes N<>tltmnl Scenic Byway, Newberry 
No/Iona/ Vol~onlc Monu'ment and Notional 
Oregon Oufbo(k Scenli: Byway.• 

Cho/11,nges/Disodvontoges 

• Citycodesodoptedond schedu/edtobe -·· 
/plj?feme led ear 20U. · . ~--;. 

• Need large •keystone• employer 

Staff updated Exh1bil 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 

PAGE 62 OF62 - EXHIBIT'O" TO ORDINANCE 2011-017 



Chapter 23.01. 010 CO!\tfl>REHENSIVE PLAN 

23.0l.010. Introduction. 
A. The Deschutes County Comprehensive Plan, adopted by the Boan1 in Ordinance 2011-003 

and found on the Deschutes County Conununity Development Department website, is 
incorporated by reference herein. 

B. The Deschutes County Comprehensive Plan amendments, adopted by tJ1e Board in Orctinance 
20 11 -027, are incorporated by reference herein . 

C. The Deschutes County Comprehensive Plru1 amendments. adopted bv the Board in Ordinance 
2011-017 are incorporated by reference herein. 

(Ord.2011-017 65, 2011; Ord.2011-027 § 1 through 12, 20 I J; Ord.2011 -003 §J, 20 I l) 
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I. PROJECT INTRODUCTION 

Deschutes County. in <oordlnilt,on with iu ,eg,onal partnen, hu prepared this re;giOlla1 evaluation of the 
economic opportunitie1 and cons1ta1nt1 •s50Ciated with users ot large industri.il f)'rcel5 in the centtal Oregon 
region. This approach recognizes che market rtallty chat Conttal Or ogoo1 curronlly sen.es as an incewated 
economic unit 

A regional consensus hos been agreod upon co esc•blish and pro·•Clwtly manage a reei(>nal land supply ol targe-lot 
Industrial slces 10 enable the region 10 become competJtive in ,ndustnal recruirme"l. This regional srrategy will 
Include lndivldual she infr4'S.tructur, imp,o~ment assess.men1 a.nd ,mplementa1ion programs/requirements. 
Regional planning, manacemen1, and governance ol a pe,perual large·lot Industrial vacant land supply wm involve 
Cenrral Orogon ci!V and counrv governments (and staff) lnclud,ng advice and guidance from Central Oregon Cities 
Organilatoon (COCO, Economic Oevelopmenr In Cencral Oregon (EDCO) and Oregon Business Developmenc 
Dopartment (OBDD) 10 assvre an adeQuare. solf•renewing regional supply of developable and compecitive vacant 
induwial sires. 

An ouccome of regional slgnl0<1nce ri,Qulres a collecti,i, regional effor,. This pro1ect proposes to create and 
manage • regional supply of vacant, dcveropabl! l;,rge ·lot lndustrtal sites to accommodate stable> family•wage 
cmplovmenl opp,ortunltiei o f focal and regional s,gmficance. Although site d evelopment will be fundamentally 
fmptemcntad a1 the focal )urlsd,ctional level, the or&an1ration. coordination. pro•notion and governance of thjs 
r1;?g1onal hid11strlal lands svate:&v and inventory Is proposed lO be implemented ill a coordinated, collabo,ahve 
r i,g;onal level The ullimote outcome of diversified and stable iamlly-wage job crearion will be advanced chrough 
provision of an adcQuate and compelllive lndusirlal slle land supply 10 engage rhe global, national and regional 
lnduscrlal reaultment marketplace and svcccssfully rec,ul1 major employers to the reiilon. 

The Cen,,a1 Oregon region needs a critical mass of competitive and diverse vacant, developable industrial sites ,n 
o rder for sht selectors r,presen1in& potemi~J Industrial recruitment to consider th e t egion. One OI' two s;tes in o ne 
or LWO jurisdlcl101'IS will nor be adequate to gel'lera1e regional interest or a visit according to industrial recruitment 
specialises from OBDO Consequently, a multl·jurlsdk1iona1 cooperatrve effort has been iniriated to pursue a 
regionol approach t o est11blish • competilive supply of sites particularl y designed to address those (unaccounted 
iorf ou1,of region (and sta1ct indu,rries that can locate In Cen1ra1 Oregon a~er shopping che globe for che best 
lnrgo•lot lnduscrial development site they can find. This type ol fand need (or demand) is systema1;cally nussed and 
unncc:ountcd (or in toc:aJ, co,wenrlonal industrial land needs assessments in Oregon communme-s. 

PROBlEM STA T£MENT 

Outing ttic 1990s tt'le Cen ttal Oregon re&ion undertook a d ramatic transformation frorn a goods producing 
economy concentrated largeiy in wood products into a set"vlCe based economy serving a growins and diverse 
tourism and household base. Accelerated in·rnlgration and to urism growth gave way to rapid economic expansion, 
e1c.ala1ion In home prices, and a systematic shift in the local economy from goods producing acdvilies to service 
oriented industrie, . WhHe Jt1itiallv representing a diversificat ion of tl'le tocal ttOf\omv, this shi~ t,as led to an over• 
rehance upon these types ot Industri es. During tt'le recent , ecession, the regional economy's vulnerabilities 

betame apparent. 

Central O~son', rn1dltional industrial base rematns act ive in the. local economy. and the ,egion would like lo 
lncr~,u~ ,ts emr,h.a'.is on indusulal employment to st,engchen that base. The ,egion's suppty o( affordable lat1d~ 
low cost urifitl~s. quality of fife,. and organued economic development landscape makes it an art, active option ror 
growth in many traded sector mdustrles. Cenual Oregon ecooom1c. developmer'lt effort.s have been negaiivefy 
lmpaetod by a lact of readily available large-tot indus1tial sites. Manufaciuring employmenl opportunilies In 
particular are ne~>ded 10 establish a diversined and thereby mo,e stable and balanced reiional employment 
01.1tlook. New manufacturmg and olhef high vaJue employmenl opportumties teqt.nte a-n atttactive suppty of 
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vJcana induSlril)f sites lO be competil.tve in global &n<fustrial recruitment punui1s New land s~v methods •re 
necde<l, too. 

In a s,ruc.tural sense, globalization has chcmged 1he way manuracu..:re:s conduC1 businPSs. Cost and erf,ciency are 
lhe ccntrill teners o f an inc,easi,'lgly cornpeti1ive market. firms a,e •ncrcasingly prcuu,~ ro develop more capital 
lfltel\se produetion models, place a g,eate , ernphisis on ec.-onomie.s of scare. ,u well as produaion efficiency and 
flexibility. Time•to•ma,ket for firm s has be-come an even mo,e crucial fac10< as 1hey make decisions to 1ou1e new 
plants and lacilit;es. The result has been the emergence o f a clear real cstot~ trcM. creating• global demand fo, 
l arge development ready indu$tfial sites. with the immediacy o f ut,ltty services (both publlc and priva1e sector) or 
critical importance. Through Oregoo'::. $latewide planning ftamewo,k. thii analysis is intended to evaluate Central 
Otegon's opportunities, competitivene$S, ability, and willingness lo accommodate rt'trui1ed' and e•isting firm$ 
,equtfing new l arge scali' development inodets. 

Successful loc.al and regional industr ial recruitme,H in the 2fL Century rnu$l consider global compehlion facto~. 
Communities, ,egions and states that focvs primurily or exclusively on outd;,ted governanc" pMadlgm$ a,e ill 
suited for keeping up with fast paced global economic and lndusirlal matketolace changes lndustnes mus, be 
nimb1e to be successful in the competnive globa1 ,narketptac-c. Manufacturers must be able to qulcJtty produce 
new products at expanded. renovatP.d or new producl10n fac1llt1es In ''JuSt·m-t,me'' fashion. Often nrcomplished 
through on-site e,cpansion on areas rese,vcd for 1hat purpose. industri nl site sefectors must choose S-i1es large 
enough 10 bui1d-i~ future e>rpansion capa,city. Gavernmont must be rcspansive to align its reguli\lory and process 
~Quite.<net'llS to meet mar~el demands 1f it wishes to capture tho considerable benefits o f high value indostrial 
development. 

Sire select0ts shopping the international markctplac~ or large-lot industrial site., determine the type or land supply 
produc:t they will consider. f'.Ot an individual vacant industtial site to be compet itive, it must be l arge enough to 
offer future e•pansion on .. sile. 1t mu.st be proximate ro o the, competitive sites and governed by a regulatory 
structure that is responsrve to the needs or industry 

Within this analysis a t.a,ge lot 1ndus1,ial -si1e 1s defined to be 50 acres o r larger with specific site auributes and 
cJJl'lenitie.s that appeal to 1hat industry and support ,ts activnies. This dehneation is consistent with the State of 
Oregon's Certll1ed tn.dvstual Site program. which is Business Oregon's pr,mary tool to certify and marke t industrial 

sites as 'P"OJK'l ,ead'(' \'Athin 180 davs or less rhe cen1f1t>d sites programs has had a distinct emphasis on large 
k>ts with an avtrc.tge site of 64 acres and more than half of the lots being in assemblages of over SO acres. Th ere 
h.;ve been 6S si1e.s ccn1f1cd 10 Or<?gon since 2004 and there has been development on mof'e than SO% of 1hose 
p,op~rties. The impottancc of this ,nvmtOfy i$ attested by the nu.mber or employers that hav-e located on certi!ied 
sites. several or which ate s.ummarized in Figure 1. This .ac1ivity took place despite the fact that ttle economy was 
experiencing one of the most stvere- recessions in hiSlOty. 



FIGURE 1: EMPLOYM[IIIT Acrivrrv ON C.EATIFIEO SITES (2009-2010) 

:· Companv (Community) ~ I Actl~ty on Certlfiod Site ' Job impact 

faC'ebook 1Pm.evdle) l010HeNf,c~AnnouftCtmetK 2.QOConnructioc,/35 
Pt:rminent 

Horne ()epot (Si!lem) 2010 Ne" fxlkvAnnounr.ement t7SJob1: 

SanyotS•lem) 20090pon"'' 200Job• l>v 2010 

Sol:akxtPortbnd) tot0£xPl'tnsiOA 60Jobi 

i::('ftotec (Fairv~w) lOtONe.,.,1ao11iyAnnou~1 'JO Jobs 

Gtr\entech {Hlll.sboro} lOlOfuty Openirion;il 300Jobs 

c,o:wn Wo,ki Dent.al tSuthf'rtin) 2009Fac:ilitv0Pffll 12SJobs 

Source: Oregon Business Oevelopment 

So wh., i$10l $i?e often a c.ri1 ica1 component o r a coMpany, site s~tcctiof\ d~cislon? Below arc some technical and 
market requirements provided by Oregon Business Oev~lopmcnt tha1 contribute to lot •s,zc dema.nded by 
industti.al use,s: 

l) On ove,oge, /nduwiol sires ore only 40% ro 60% developobte. W/11/e rtoe footprint for o torge focllity 
might only be five or ten acres, reqvitements for set bocks. access, pr,rkinr,1 ond environmental millgotion 
ond avoidance (i.e. werlonds} usually require more room than rhe facility ,rstlf 
2/ tndusrries wonr buffering around their sire for a nvmber of very good reasons /securiry, sroroge. and 
noise/. This has been rile cose for a number of rhe forges, technology and green-industry ,etared 
recruitments. 
J} Many industries, portlcu!or/y rrue In the fast grow/fig cleon •rnNgy oreno, t,Quire Jond for expansion for 
rhe,r Jong,rerm business pion. While expansion space Is nor olvitoys roken odvonrooe of, 1t ls on essential 
pon of the site select,an srrotegy due to the cost of /urure exponslon Ofld the /Jexib,llty ofler1d. 
4} Lorge pouels ore also o qood way to build o clustet of industties orovnd a high profile anchor business, 
which proves the value of the locorion to othet businesses that ore less willi'ng ro rroil•blott or be /trsr lnro 
a reglon. The anchor bu.sinesses o/un pull suppliers ro rhe reoion, /untie, enhoncmg thelr economic 
benefit. 
SJ E/flciencles can be obtolned by clustering industr,ol usets into Jorr;e mosrer,plonntd business porks. 
Land use elficlencfes au) be achieved when busi'nesses ore olfowed to develop the,r foc//ities c,s needed, 
while also having the assurance Chor rhe,e will be nearby parcels ova,tob/e far furure expansion. energy, 
wcter, wosre, and more,lol f/ows con be 1treomlitted in o pork. setting wh,re mult,plt bustnesses con u,ke 

odvomoge of common m/rostructure investments and, Jn some coses, toke odvonto9e of toch other's 
energy ond woste srreoms 

The emphas,s of this an,1lys1s is on "1itcs .. as opposed lo land. firms require slles that can i)tcommodare 1heir 
curren1 and anticipated future 1,eeds, The tradioona! formula app,oac.h to ,ndustrlail land needs determinat.ton is 
based upon populatlon and em ployment projec1lons applied 10 a square footage per employee ratio 10 arnve at a 
total acreage number. The necessary ran.ge of parcel sizes. lot configuration, required site aur1bu1es, land 
bank,ng/growth options, and crihcal infr,utructur~ factors ace es!.lendally dc•ptior,rizcd, subordina1cd ot ,gnored In 
1his 1radi1ional stt1tic acreage ufc.vlallon .approach. This app(o.,ch c~n work for res1de,,11ial and con,me1c,al 
projectio"s, but ts poorly suued 10 the calculat1o" ofind~trial sile needs . 1 

UnU..eoff..:e~ theneedfa,mm:1 t,1)t".\ o( '1'1du5tn-1 'PK""' d,tfn.lt 1odett'ffl\l'PltU\•''1~ pr~on Mou tnchl'tH"" 
y.\e) g-ene,at• c.oo,.pa,-at~ few ,ob\ p,, 1q·~ toot of tr.uoblfo .Mt'•. •nd !t4N(e: flN'O~ ,,.,.. 'nit> to do w•th ,:t\a,'ffl "'' 1hcr m,mbH of 
Jutn.111~01 d>'S\r11Nlion°'611olh.\ \\',yrh,~,r,d d t\U butt0ndfom.lnd(fo, v.r,,,_r"!'lf\ ll',l.ai,lf Cf'l'lff"ilf"d l "(t..~P\ 1n 
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For a reg10n to be atttact,ve enough to mouvate andustrial sue selec.to<s to visil, investigate ..ct recommend the 
rog,on, It must olfe, a d ,ve,.,,y of lar~lot Industrial sit es (that are eithe, served or serviceable) along with all of 
1ho other needed suppon factors mcluc:Hng adequately skilled workforce. workfo,ce uainrng programs, wo,ker 

housing. suoport,ve local government, utility servl(.es and transpon.atiot\ and Quality of hfe Faceboolt's recent 
move co P11nev1Ue was based upon an affOfdab&e and adequate water supply. affordable energy pnces, year round 
cool n,gh1s to reduce cooi,ng costs. a.nd vark)us. h:xal incentives. The Facebook site onered on-site e•s>anst0n 
opportunity 1hat is alrtady being exercised 

Much of 1he recent demand for large lot industrial comes from rapidly growing industries 11\at ••• building 
p,oduc,ion and rosurch capabili1ios to establish global scale. Additional demand comes from ,nduStry loo\,ng for 
regional production or as a resuh of SPKtfit log:scical concerns (i.e. location near ma,keu or suppliers, ,1cccu to 
ss,Mihc uanspo,ution modes). wa,eho"'sing and distriburion is an importJnt componrnt of tht1 «anomy that 
keo@ps inte,nat,onaJ pof'ls expanding and strengthens Oregon·s export markers. ror coosun11Y. 1ndu11ri1I 1nd 
ag"cultunl producu .. 

Maior employers III traded sector mclomies fexpo<t lrldus1riesJ are 1he primary dnvers of eC'Onomic 1rowth, 
P,OV1ding the nnpt!tUS for net grOW1h in the regional economy and supporting a w1dc r_.ngt1 or support mduStrlo, 
111 tne naie and local level, policy makers imdernand the rrnponanco !hat t.1ge-1<ale employers can have or> the 
local economy In 2007 Central Oregon was home ro three firms with t.000 or more emp10yees and an addh,onal 
f.ve ..,_,th a:t le!ast 500. The S1a1e·s lodustnal Site. Certification Program has been a svcceu m coord,nation w,th 
active recru,tment efforu. Neveoheless, sUd.lbte land f0< today's industnal development forms hH erne,aed IS 
one cl Oregon's most severe development ~e,,. As a region, Cenual Oregon has specillcallv targe.ted i,.stc 
ondustroes wnn large lot ,ndustroal needs to support the Region's economic development object~. While many 
tocaHv based serV1Ce·secto, bu5messe:s are an essenuat part of a reg,on·s bus1nes.s mtt ar\d qvahly of 11rc. th~y uc 
I\Ot u erfe<1ive .n creating new hmg wage ,obs.. 

F'gore 2 ,s • hst of some of the aMual economie lmpdCls o' ,ndusul41 la nds th >t rS bued on opero1,na pay1011s end 
a mult,plier that takes 1n10 effect spending by t'>e company and o employen ,n the ,q..,n these l~s lltt 
sut>11an1111 and dwarf tho ,ob and ;ncome prodLICIMty ol • 'te ,rai.ve p,oduc:t,ve land ~•s I•• 11racu1, .. ~. 
l0t<i1ry). This .s pancularly true"' Centr,o.l Oregon, which 11.>s relat.velv low 1gracu1t .. al y•okh P('t a<re 

FIGURE 2: ECONOMIC IMP'ACT Of EMl>lOYMENT LANO -~ .. . -.. 
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Cen,,.1 Oreson's effort> 10 ,dentify and p,omott • number ol largo lol atNs lor lnduwv I', In• 11111C>nal <onthl. 
re1.11v~ly modest and completely app,oi:,<late lo, •ll cvm,m 11;e, lt-vcl of su~ Sc<\<•<e 3nd curfNlt w1d 
planned ,nfra>trutturt Maintaining a portlol.., of ,oml)<!t 1,v~ ,he. ranaln1 lrom !,O to eve 200 «rM should 
resolt In substantial economic benef11s and la11d u~ ~fflr ,ent e,. 
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FRAMEWORK FOR REGIONAL ECONOMIC O PPORTUNITIES ANALYSIS 

This , eport is designed to mee t rhc ,equircmcnu or Oregon Statewide Planning Goal 9 and the admmistrative rule 
that i<Tlplements Goal 9 (OAR 660.009). This repo<1 Is• R•glonol Economic Opportuniloes Anaiy>,s. and is allowed 
under the provisions of OAR 660·0 09·0030 (multl•1urlsdlc1lonal c:oord,nauon) The loltow,ng table describes the 
requirements of OAR 660-009 and where 1hosc requirem~nts are met w,th,n 1he repon As a regional EOA wnh a 
specific tor.us on large lot industria1 property, (he report will not meet au rcqu,remcnts ror local 1ur1sdrcttons 

Require ment of OAA-009 location Addressed In Reoon 
660.009 ·0015(1) Review of nationa l, state, regional, 

Chapter 3 
countv. and local trends . -660-009-0015(2) Identify required site types Cllapter S 
660-0090015(3) Inventory of indus1rial and other 
employment lands 
660-009-0015(4) Assessment of community 

Chapters 3 and 4 
econom ic develo pment potential 

660-009-0020 Industrial and olher employment 
development policies 
6ii0-009·0025(1) Ide ntification of needed s~es Chapters 
660-009-002S(21 Total land supply 
660·009·0025(3) Shon•term supply of land 

II. COMMUNITY VISION 

A. R EGIONA L G OAL AN D I NTRODUCTION 

REGIONAL APPROACH 

The Central Oregon region lcompnsed of Jefferson, Crook and Deschutes c.ounties) proposes regional coordinauon 
and cooperauon to attract new mdunnal employers. Economic activity in the regiort cro'ises junsdictional 
boundaries, as does the labor force Whole geog•aphically separate. the jurisdiction:> in the region function in a 
rnanner slmila< to other metropolitan areas. which ofte.l'I share boundaries. The shared economic func-tion within 
Central Oregon suppo,ts a regional approach to economic development, particularly with respect to large basic 
1nduitries. 

Oevelop,ng and maima,n1ng a reaional supply of large rc,,cfily available indusr, ial sites will allow CentraJ Oregon 
communities 10 compete for a broader ra.nge of econ 0 1T"l1<. devefopmeot opportunities than they are curren tly 
capable of The,e are a svtmantlal number of la,ge firms regularly see king s ites that a re not currently available 
w,thrn the region, precluding economic development o,gani,ations such as Bus,ne,s Oregon a nd fOCO from 
marketing the area to t he.se prospects As aur-acung this rype of activity is not currently part o f regional economic 
dcvek>pment efforts. providjng an ability to appeal to this segment is seen as additive to existing economic 
development efforts. In other word,, the reg,or,·, )unsdictlons have developed Goal 9 comphance based on 
projeaed growth reflective of traditional patterns, and the attractron o f a large ind ustrial user would be 
ronsrde<ed an exogenous ,mpilC'l to these projection,. 

ltie primary «onoR"H< development ob1ect1ve of thi-s t'U1aJys1s l!i to enst1re th.:it 1he regional tnduslf(al land 

invemory is adequare to support the 4ipcc,fic uee<l\ o f IJrec lot industri~I u~er 'i. As ii res.uh .. a wbsur1tial a.mount 
of attention is paid 10 the site selection process vtlrt1ed by candidate rlrms. Large firms go through • methodical 
and deliberate .sue setect10fl process for ... dcvelopr,cnt ·reat.ly" ~it 6 . Socccs!.fuf recru1trnent of these ftrms requ,,es 
a compem1ve s-efectton ot ·devclopmet1l·ready" sites n1eoting o variety or physical and locational reQuiremerns. A 
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development-ready site, or a .. shovel-feacty" site, •s defined as a property in which site impfOvemenl can begin 
within 180 days or purchase and devetopment application. Such sites are either served or readily served by 
requisi te infrastrucwre and utilities, environmental and other constraints are known and documented, and 
permitting can be fast -tracked for rapid facility operations. 

The geographic regton evaluated in the analysis is the Cen tral Ore-gon Counties of Deschutes, Jefferson, and Crook. 
More specifically, the pf>marv urban areas within this broad geographic region Include 1he Cities of Bend. 
Redmond, Prineville, Madras, Sisters, and l a Pine. Consistent with Statewide Plannin& Goal 9, this process wi11 
outline the par ticular site needs and characteristics associated with potential targeted industries in the region An 
in-depth inventory of potentiat suitable sites in the region to meet regional economic io.als and opportunities will 
be a subsequent work task for the jur isdictions in the region. 

While not all jurisdictions are likely to need and/or desire the \arge lot industrial sites necessary to accommodate 
these users, t he regional availability of these sites is considered desirable for all jurisdictions. As an example, a 
major industrial empJoyer locating in a jurisdiction with an appropriate site will provide employment opportuniti es 
for the , egional workforce, as well as che opportunity for support industries in other jurisdictions. Competing as a 
coliesive region allows Ceniral Oregon to market a larger available work force. the size of which i s often a key 
locational criteria for firms. 

The need for large lol indL1str;a1 sites is a regional need, with the economic development benefits widely 
d istributed regardless o f the specific ffrm location. While individual jurisdictions could work towards establishing 
independent land inventories to meet this prospective need. a regional approach appeared most r·esponsive 10 

what is seen as a regional issue. 

The goal of this regional effor t IS NOT lo geoerate an acreage calculation o f needed vacant industrial land supply 
BUT rather is to identify the vafiety and si ie range o f vacant industrial sites needed to make the region attract ive 
to site selectors and competitive in lhe global ,narketplace - a qualitative as well as <1uanti1<1ti\le outcome. This 
effort will provide an adequate supply of large industrial sites lo support stabte, family.wage jobs in traded sectors 
in the short-term and to build future job creation capacity in the long·te,m (through land banking and a renewing 
large-lot industrial land supply) so that established employers do n~t have to move out of the region to b e quick, 
efficient, competitive and successful. 

This larse·lot indust<ial l ands supply initiative exceeds the capacity o f any single jurisdiction. It is an mdustrial 
recruitment reahty that in order to be competitive, regional clout and appeal along with a critical mass or diverse, 
at tractive sites i s needed. The 21si Century site sefection factors in the global marketplace of industrial recruitment 
and sile development prlofitize: l ) expedited sj te developmer1t with certainty and minim.al time delay; 2) 
opportunities to e,cpand and/or divefsify manuractudng activity on -site, taking advantage or existing inf,astructu,e 
and facililies invest,nent; and 3) the availability of a high quality \•10,1< fofce and tfaining prograrns. 

Cen tral Of egon has the potential to compete well vnder these criteria ;is a region, but not as individual 
j\1risdictions. It i5, due to the. Centfal Oregon qvalitV or lire factor tha1 so many people and busine-sses have 
relocated to the region in the past decade. This region has been the fastest growing in the sia1e. The sa me quali1y 
of life amenities in Cenlral Qfegon that have attracted so many oew residents is a major draw and appeal for ,,ew 
industries looking to foe.ate a racility. These industries wanL to rocate in an appealing livfog envifonment that will 
serve U.' attraC1 and retain talented and valved employees. 

B. COMMUNITY VISION STATEMEN T 

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: 



10 IUl l D A Sl'RONG .ANO rHMIVING ll(GION.Al ECONOMY BV t:S1'AUUSHING ANO ACTIVELY MAINTAINING A 

COMP£JITIVE IORTFOUO Of t.AAG( LOT ( M,tOYMENT SITtS ANO COOAOINATING PUI LIC INVESTMENT'S, 

,ouc,u A.NO ll!GOLATIONS ro SUPPORT REGIONAL ANO SrAt E ECONOMIC O£VEl0 PMENT0BJECTIVES 

As outlintd In the v,s,on statement, the reg,on 1s concerned with maintaining a compe1i1h1e ponfolio o ( large tot 
i,,du)t,fol sites This h ,..,cwcJ GS sup~1t1ve of (tgio11at 111,d starnwide e..:u,10...-,ic. deve lopmem o bjeci ive s 10 

addition, the v1sk>n supports a coord,n11ion or ,nvestments and policies lo this end. 

Consistent with th,s .,s,on. the l0<us of this analysis ls on the euablishmen1 and maintenance of a short·term 
competitive )upply of large 101 induswat sites th.1t are "development readv"', which are available to allow the 
region 10 compete for major industrial employers ,,oss shopping the region against other potential locatioos. 

Ill. TREND ANALYSIS 

A. N ATIONAL ECONOMIC TRENDS 

INTRODUCTION 

The 1rcnd anatys1s section provides the foufldation of economic information that will shape ,ealilable ecotlomic. 
oppon un,lies poten11al for a ju<isdiction. rewlti<lg potemial job growth scenarios, and ullima,ely employment land 
need over the planning horizon. 

In the vend anatvs,s. it 1s understood lhat the region~ state. an.d nat~n a.s a \\/hole are cucrently na Vlgahng 
economk conditions no, seen in a genetation~ UUimatetv~ current economic conditions make it dirf icolt to produce 
hlghly 1imely na1ional trend anatysis. Johnson Re~ th~refore. heavily utilizes the economic forecast ·or record" by 
the federal governmenc, the non-pani.san Congressional Budget Office biannual economic forecast 

SHORT•T£RM OUTLOOK 

Gross Domestic Pr9duct 
Over the previous two quarte rs. economic growth has ~tabihted with a tK>ticeable rebound as tedN.-.1 st11nulus 
spending has fil tered into the economy and businesses inventoty ,eplenishment has spurred manufacturing 
activily. Growth in the first Qua rte t measu,ed a 3.2% Jncrease following a S.6% Increase dur,n& the previous 
quarter. However, economic growth, as the recovery t-ake-s hold ,s li\:ety to remain muted 1n the near term m light 
of e.xistang economrc turmo111 and continued uncertainty of ftnancial markets On the basis of pre1AOUs recess.ons 

and recoveries, the following factors are ctlso expected to c.ontn'bute co a more meuured recovery periocl1 

Evideoce from the United States and 01he, countries suggest that recovery from ,ec~s,ons tnge<ed by 
rintincial crisis and large declines in asset prices tends to be more orotracted. 

• Changes in le<lera1 stiinulus: While te<:Jeral ,tiinulus spending associated w,th the AtnE<ican Recovery ano 
Reinveslrnet>l ACT {ARRA) may have helped ,node,ate the severity of the recession ,n 2009, it< e(lec.ts are 
beginning to lade. 

Loss of investment mcome and more limited availability of etedll a,re ltkety to hmit growth in c:onsumet' 
spending in the near term. 

l congressional Budget Office. "The 8udge1 and Economic Oulloo~" Jonuarv 20l0 
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f1GURE 3: NEAR•TERM GROSS DOMEST!C PRODUCT 
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SOURCE: Bureau ol EconomlcM.ilysls, Congross,on•I Budgel 011,ce 

GOP growth during 2010 averaged a 2.9% annuah,ed rate of erowlh. and ts oro,ec1cd 10 CKP•nd mode\tfv in , 
r.inge from 2.8% 10 2.9% 1hrough 1013 

E: mployrnent 
Since the begmning of the recess1on, payroll employment has fa llen by greate r rhan 7 m1U.on Jobs, rerltc11ng both 
the loss of empfoyment and a drop in t he l abor rorce A signature elernen1 o l tht curren1 recession hH be•n both 
1he depth and dura11on ol employmeol losses from the peak pertod ol the economic cycle as determined by !ht 
National Bureau of Economic Research As of June 2010 the current rec•ss,on Is expected to bt ihe dtepHt and 
most lengthy period or sustained unemployment smce the Great OeprcssfOn 
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FIGURE 4: NA TIONAL U NEMPLOYMENT TREND 
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SOURCE: Bureau of Labor Statistics 

Al current, unemployment remains at a seasonally adjusted rate of 9.5%, down slightly from 1ls October peak of 
tO.lo/o. The unemployment rate 1s e)(pected 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 quft pursuing 
employment are likely to reente1 the labot force, delaying unemployment re<overv. However, i t appears that the 
national employment situation is stabiliting, with tht2' pa,e oJ year-over-year job tosses declining since the first 
quarter or 2009 and finally turning positive by the beginning or 2010. 

f 1GURE 5: YEAR•OVER•YEAR EMPLOYMENT CHANGE, UNITED STATES 
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Consumer Spending 
While a recent upward trend 1s an encouragina sign or recove,v, spending by hou'>ehold" is likely 10 remain 
constrained by slow ,ncome growth. lost wealth. and limited credit availability. Similurlv, lhe overbuilding o f 
res1deot,al and commercial space and units e:11:hibieed during lhe real estate bubble <reared siublc vacancies ir, 
both sectors. Subsequently. a rebound in investment spendlna is likely to be much slower cha,, In a.1ypical recovery 
period. In the near term consumer spendinggr0\tll1h ls expected to come in below 1ts long·letrn averate. 

FIGURE 6: P(RS0t1AL CONSU M PTION EXPENDITURES 
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Other factors 
Housing Starts have remained stable since mid-2009 and were actually up 17% in the tirst quarter on a year~ 
over·vear basis. However, the curfent rate o f housing starts re-mains noticeably weak and ;s just over a third ot 
the JS•year avera&e. 

Asset Prices remain highly volatile in hgh~ of broad based economic and to a certain extent poht1cal 
uncertain ty. Smee January o ( 2008 the Dow Jones lndustrial Average has displayed a H•-low range of roughly 
5,000 points. 

Inflation m the United States remains fow. Al 1.7%. change m the Consumer Pdce Index is low r~lat,ve to 
historical averages. Reflecting a large amount o f s>ack remaining 1n the economy, inflation dsk 1s tow, and tS 

expected to, at best, remam unchanged.. arid posstbty dedme further m the near~term, If th,s trend holds true, 
the impact will likelv be a stable monetary policy with the f erleral Reserve keeping its ta ,gct rate low for some 
time 

Federal Debt held by the p-ubhc a.s a peteetitage of total outpvl has reached iu hichest level s,nce Wotld War 
II. Under cuffeot poltCies this condition is expected to exacerbate rvrther. Ptri istent deficits can have severe 
economic consequences. mcluding the crowding out of private inves1menl, limiting the effective use o t fis,al 
policy,. and iocreasing the risk of a fiscal crisis. 
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LONG· TEAM Ou rLOOK 

During the first half of the next growth cycle, GDP ls forecasted to grow rap,dlv enough 10 close the considerable 
gap between existing and potential GOP. Beyond the near•term, the United Statts tconomv •S expected 10 ,eturn 
to a typical growth cycle and growth at roughly 1hr. same pace as potential output, averas•ng 2 4% annual gtowth 
between 2015 and 2020. While growt h P31'terns are e~pected to re1vrn to normal, economic grOwth in the coming 
decade is hkelv to be more measured retat1ve to historical averages. Factors moderating long ... term econom,c 
t rowth include: 
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Oemog, aphic factors a re expected to create a redtJCltOn In the potential labor force and potcnhal hours 
worked, which account for three·founhs or the economy. 

F'ederal Debt will mcreasingly displace bu\iness inves1men1 and thus growth in capi1al services 

Total factor product1v1tv growth is fof"eas1ed to average 1.31' annual growth~ slightly above its ilverage 
rate of growth since t he productivity slowdown ol the 1970s bvt below the 60-year average. 

FtGIJRE 7: LONG-TEAM GOP FORECAST 
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tnflat10n, as measured by the PCE price index w:tll average l 7% annually during th e latter half o f the coming 
decade. The Federal Reserve ~H con1inue 10 use its monetary influence to control inflation usk In the next cycle. 
The Fed is e,cpected to maintain the rate of PC£ near the t op o f its target range 

Long-term unemp4ovment ,s expected to average, 5% durong the latter half of the dec ade. roughly eqvivalent 10 
what ii considered to be lhe natural rate of unemployment. Ove< the next t en years, the U.S economy is e>1pected 
10 add over 14 mllhon employment pos,tions nccording to th e 8urNv of l abor Stat istics (0LSJ. The natio.,•I 
econo<ny as forf'casted to continue its exhibited trend towartf more service o riented iodustties. A SI aggenng 62% of 
new employment 1s eJCpccted 10 be concentrated in only Lwo mcJusttie~, Educ-atlon & Heallh Services. and 
Pfofcss.ional & Busin~s Services. Over l he forecast·term, ontv the M anufactoting and M ining & Loggin& industries 
are exp«:ted 10 conl<OCl in si,e. 
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FIGURE 8 : NATIONAL EMPLOYMENT FORECAST BY I NDUSTRY 2010-2020 
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FJnandal Markeu: The financial siluation ol many banks remains delk.ate, however. the risk ol further 
detartorauon is moderaung Ease and cost or credit 6 Ukely 10 be mo.re tlmhtd moving forward., bul r., 
lmprov~ from current c.ond1hons. 

Monetary Policy: The Federal Reserve is ltlc ly to contanue aggre-ss,v~ moncu,ry support ro, the econom,c 
recovery until the usk of higher inffatlon outweighs the rtsk o l eco,lomk detcriorDtion. lhe, ,ecent economlc 
crisls saw the F'ed take a larger and more nontrad1tlonal rote in ;u monet:.ry lnOutllce, nomcJy the purchase of 
large amounts of mottgage backed securities on l he open markel. Thts has creotod a mo,c complicated view 
of F'ed Influence and monetary policy actions_ With nearly lw•ce ils p,e,recMs,on asset holding, u,c F'ed can 
now withdraw monetary ,nfluence by either raising its t arget Federal Funds Ratt or r~duc1ng i ts asset holding 

Fiscal Polley: The fiscal ,mpacts ot the ARRA have already begun to wane and 3re e•pected 10 turn negative by 

2011. M oving forward, rnovnling fed erat deficits could llmH the governme,,t's fiscal c:opab1lltlcs ,n the long· 
term whiJe placing upwa,d pressure on tax r!tes. 

Investment: lnvento,v levels are beginning to equalile. and hrms are MlOre likely 10 inetcuse prodvcnon 10 
more closely match sares,. Ho\vever, the spread botwetn housing vacancits aind houstng Starts remains high, 
.ind a rebound '" llou1,ing investment is u,dikely until later 10 lht cycle,, 1nvestn1en1 in durnble equipment and 
software is e.1Cpec1ed 10 lead the ,ecovery Many ,ndvstrv sourc-es predlc1 ;:, "pcn1 up· demand for facilihes 
a,,d equipment that will material,te in lerms of co,11.panies seeking immediate, dcvclopmenr •ready loca1iOl"IS. 

Consumer Spending: Growth is e•pected to rematn pro1 rac1et1 through 2011. Pcnrstcntly high unemploymenc 
will limit in(ome gro"Wth and dampen too.sum,, sptndms arowth even further 
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8. STATE ECONOMIC TRENDS 

GENERAL INDUSTRY TRENDS 

Oregon exper;enced except;onal employment growth between m;d,2003 and 2007. Growth began slow;ng 
towards the eM of 2006 and cont;nued through 2007. The Oregon Employment Department's employment 
est;mates for second Quarter 2010 indicate that Oregon ;, following the U.S. economv w;th decreas;ng job losses 
and a turning point in the unemployment rate. Figure 7 demonstta<es how closely I ied the Oregon economy is to 
econom;c trends al the nat;onat level. s;nce 1939, Oregon has t racked the peaks and valleys o f the U.S. economy. 
Also illustrated is improved diversity in Oregon's economy as evidenced bv alleviation of rhe volatility chat plagued 
Oregon dudng the 1980's re<:ess;on. 

flGURE 9: U.S. ANO O REGON H ISTORICAL EMPLOYM ENT TREND : 1939-2009 
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Oregon's economic growth since 2005, but prio , to the current precipitous slowdown-, is due in large part to 
explosive gfowth in exports. For example, between firsr qvarter 2007 and first quaner 2008, Oregon exports 
increased by 23. 7%, more (han six poims higher than the u .s. growth during the same period. Oregon's export 
growth is prima<ily due to expon. growth in agficvltural products which grew by 82.2% and computer and 
electronics products which grew by 24.8%. Computer and electronics ace.c um for nearly 40'% of total Oregon 
exports. Several o ther industries experjenced high growth in e)l?Qrts dvring the same period. Waste and Scrap 
(• 71.6%), Nonmetallic Mineral Products (• 54.0%1, Chem;cals (• 47.6%), Primary Metal Manufactu,;ng (•31.0%), 
M iscellaneous Manufactured Commodities (+26.0%) and Wood ProductS (• 23.8%}. 

industry Analysis 
The first quarter of 2010 repre sente d the fast positive quarterly job increase since 2008. Figure 8 outlines a 
br~ kdown of o ,egon's primary indvstnes, whe,e they appear to be in the cycle, and fo<ecasts or gfowth over lhe 
ucar•terin. 
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Almost all service sectors posted seasonally adjusted job growth in early 2010. Housing market dynamics ¥e 
expected to continue dragging down t he Construction and Ffr,ancial Activities Secto rs in the near·term, but growth 
should turn pcsitive in 2011. A similar trend is ant icipated for Oregon's Wood PrOOucts industry. Positive spots in 
the economy include High· Tech Manufact uring, f ood Processing, and Education & Health Serv,ces. 

f tGURE 10: OREGON ECONOMIC CONDITIONS ANO EsTIMATES BY INDUSTRY 
R·l!("Ov~,y Growl" Proie,ctiOfls 

lodu$t,ry al 2010 2011 Comments 

Q Slowly recovering bul still fet>l ing t he housing 

Wood Products -5.4% S.7% m;ric~1 
s10Di1i1if'IQ 

I .1:t. I Good co,porate t>au,lngs, 
Computer & Electronic Equipment 0.1% 3.7% 

-0- St,• among Oregon·~ mo~1. iroobllng: we.ton 
Transportation Equipment -10.3% 4.5% 

Comrocrino 

Q Sector neve, got too bad 

Metals and Machinery n/a 2.8% 
Srat,1li1ing 

~ 
Among Oce.gan's •i\rongesl sectors 

food Prote$$lng 6.s-.. 0.8% 

-0- Comn,er<:lill real es1Jle extending 1he ded1ne 
Construe-lion •15.0"4 1.3% 

( (Jf)lfOO{ng 

1~~ 1 Newspaper & publishers leel ing J weak. retcli1 
Information 0 .0% 2'8% &ea,()( 

ls.~ I we3kn~s. il'l real ~tate: limits ecowth in 20)0, 
Financial Activities •l ,4% 22% 

ls.~ I St~bte St<tor POiSM tor 3 rot>u~1 io11 re«ivery 
Professional & Business 0 .1% S.9% 

I .1t. I Among Otegon·.s wot1£est c;.eclors. 
Educatio n & Health l .9% 2 .1% 

~ 
Perform ed pootly iO 2009 wrth nute (lf.'3' ·term 

leisure & Hospitality 0.8% 0.7% growihellpec-tt"d. 
FJOI G,a...,.tll 

-0- Nega1Mi, su1eonc1 IQ(.al yowch i>,lnlallv olfse1 
Government ·0.$% ·0.3% b\l Federil gains 

con,1o-ctm9 

SOURCE: Ofegon Office of Eccnom;c Anoly.sil ond Jonnson ~eid, UC 

Economic Recovery Prospects 
In the State o f Oregon, the consensus among econom)st!i is that the State economy is holding in a soft ~patch 
petiod, as federal stimulus and inventory mve~cment fade by the thi rd quarter of 2010. Businesses are beginning to 
feel better aboot the economy, whi te persistently high unemployment has kept consumer sentiment down. 

However, the bullook for Oregon is positive relative to o the, parts o f the nation. 1n the mosl recent publication o f 
the Federal Reserve Bank o f Philadelphia•s COtncident Index o f Economic Ind icators, o,egon posted a 1.2% 
improvenientt ranking 13th in the country and 1st in the West . Moreover, according to lhe Oregon Office of 
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Economic Analysis (OEAj, Oregon's risk ol slipping into recession is now currently below tile SO% mark lo, the O,st 

t,me since late 2007. 

FIGURE 11: FEDERAL RESERVE BANK Of PMILAOELPHIA'S COINCIDENT INDEX Of ECONOMIC INDICATORS 
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Similar lo trends at the national fovcl, the State of Oregon began exhibiting a decrease rate of job tosses (on a ye¥· 
over-vea, basis) beginning bv mid~2009 However. at 1he state level jobs have vet to turn pcsiti .... e but are cenamlv 
ttendlng in a positive direcrion. The State's unemptovment rate has moved in a positive direction. down to 10.51' 
from a 2009 peak ol 11.6%. sea,onallv adjusted Never1heless, Oregon·, rate remains elevated relative to the 

national average. 
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f lGUAE 12: YEAA·OVEA- YEAA EMPLOYMENT CliANGE, STATE OF O REGON 
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over ll>e longer-term, O<°'on's economic growtli is ""peeled to outpace growth at IIY ~- lev('I. By 2018, the 
Slate's employment is e.i,,pected to grow by over 14"Ht wdh Oregon's popuJation grow111g by 9'- over the sam,-
1nterval Ackf.tionally, Global ln.s•gh1~ a natio"l.ll leader in economic focec..nting.. proj«t's Oregon's Growth Statf' 
P,odoct to have the second highest gro-.-.-1h ""le .n the nation ,n the comH1g ye-ars Oregon's high g,OW1h orosP«U 
.ve due to a number of factors-

0 ~at,on growth, primarily clue :o net i'1-m~ralioo 
0 Re-'aLive location near C;inaoa ano As;anc.ountnes 

H Ill commod.ty prices 
El<pOl'I growth 

Busin~s ~t Actva,tages 
0 AffO<dab.e housu,g 

0 81C)t-nology •nd Clean Tec.hnology 
O 11--ble Energy and Sus1.,;,,ab1e ~pment 
0 Qual,ty of IJe 
V State tax ,ncentives. including the Single Sales, factor Tax 

Th,ovgh 2017, ,i,, OEA loreusts 223.000 new jobs 1, the Oregon economy. M oto,itog ~1,onal lo<ecam. a 
significant sh.are (•t%) are exoe<:red 10 ran in Profnsiotlat & 8vsineu ~<.es ~nd Ht~lth SetvKH Tl'te , t~t• ,, 
elq)e<led lo •dd ave, 25.000 Mw rnanvfacturing i<>bs t>a,ed on the 2010 base, rougl>ly 8,000 of wMh a,e 
expected 10 be h,ch wage High Tech Maoula«uringjobs. 
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FIGURE 1 3: FORECASTEO EMPLOYMENT GROWTH SY INDUSTRY, STATE Of OREGON 2010•2017 
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While signs of systematic economic recovery are emerging. the State or Oregon still fdces. notable downside r isk in 
key sectors. Housing and reat estate remain weak, and Oregon's dependence on the stabili ty o f export markets is a 
regular concern . Other factors which could affect the Oregon·s economfc outlook include: 

Credit Markets: Whife co nditions are improving, consumers and businesses are still facir)g greater difficulty 
getting loans relative to the previous cycle. l h,s i s also a ri sk reflected n ationwide. 

Prolonged Housing Market Weakness: While signs are emerging that the housing market has hit bottom. a 
full housing recovery remains several years off. However, Oreg.on has fared bene, than most west ern states, 
and if the economic recove(y beats e.xpectations, Oregor. w ill be better off t han 1'nOSt oi the reg.ion. 

• Fading Inventory Cyde and Federal St imulus: Much lil.e in the national analysis. t hese two metr ics are 
credited with propping up the economy over the previous t wo Quarters. With support broadly e,pected to 
wane, uncertainty ;son the horizon. 

• Global Economic Conditions: As mentioned previously, Oregon's economy i s highly export based and Oregon 
has above average e>c posure lO global economic conditions, particularly conditions arnong its major trading 
partners. Expectations for econormc growth in Asian countries such as China are a positive sign for Oregon. 

energy Pric.es: Currentl y low energy prices relative to 1he previous cycle will be a short .. term boon for che 
economy, as bvsillesses wi1h the ~bility will C'hase co5,,t :.avings. However. price increases are expected to 
te:tl11'n commens1.1rate wilh broad hased economic rcc.overy, and maintilining a cost bas:ed competitive 
advantage is likely to be central to Oregon's economic development success. 



C. LOCAL TRENDS & CONDITIONS 

ECONOMIC FACTORS 
!he Contra! Orcaon economy wa. hostoroullv dom,noted by Wood Producu Manuloc1u11ng and Notu<al RMources 
In r«tnt decadts. this chanaed dritfl\11rcally as populatt0n ,nflucnces and tour,sm ac1,vity spuued growth .n 
servict oriented Industries and manuf,cu.,r,ng d1t1tn1ty. Central Oreaon bee.amt among the ru1es1 growing 
rtgion, 1n tht West. Affluent new ru1dents an,acttd lo the re&•Ot\'!i quality or t.ft brought ~ahh ltom outsfde the 
rog1on, luel1n1 demand lor services and hou~ong with the "'fusion of their d,"'°s,ble income 

Cenrra1 Otegot1 was among the hardest hit regions 1n the \late dur~ng tht current reces70n. w,th unemployment 
,ates rema,njng ntar 15% ,n tht current quarter, sign,ncantty higher th;m the statewide avNagc 

FIGURE 1 4 : ( OMPARATIIIE U NEMPLOVMCNT ANALYSIS 2003 ( URRENT 
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Seven! ley l1et0<• hi"" contr,buted to both tht dei>th and duration o f Central Oregon's econo11>IC weakness. 
Fhtly, induw~ lh•t suppl<od 1oods ond se<vlces to Central Otqon's real estate developmenl mDrket and served 
a ~p,dly vowu,c p0l)Ula,,on w.-e l,rgely rMpor,iible for II) robvn economoc e•panslon. With the bursting of lhe 
housing bubble 1n 2007. the conccntr1uon ol the rqoon,11 o<onc,my dopendcnl on real estate developmenl 
uutm an econo,n,c cofltrKtion •) dr6f"fh( as .. \ ,;s.- Ctn1t1I Ofrgon ha1: IO\t one ,n rovr construction jobs since 
the puk of the cycle 

k<ondty, Cenuat Orttoo·~ "",. ~N<t toncentrattd economy 1) r,, m«c susceptible to c.hanges in consume, 
sent~l end dl•po,ablt u1<ome ~ nat-.,1 reces1•o•f• omp,ct on rourism mor~ets, cOMumer spending, and 
the .ocqu15,!lon ol v.ut,o,, p<~n es o, w,cond _,es compound«! Central Oregon's dect,ne. The Central Oregon 
Pronomv wa, highly dl'1ltndent uoon "d,,utt-ry" ICIMty. wto,ch rends to be very cychcal 

l hordly, urll'mPIOy~t "' Centrot Ottaon h:n re1tt1w,ed s,e""1ently high in pan a, tloe result of continued 
1ropulatoon lrowth lttrl<ted to the reaoon· qu1l1ty ol IJ1e Centt11I O<egon ma,ntaoned positive on migration 
1h1ou&h 1009 Coup!Nl with ""'nated tmploVmcnt urowrh . this ., o,lfoa h.ts kept um,mpfoyment high bv 
in•lnt•1n1na h,ghf:r l•bor fortte level, 
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As such, Central Oregon', tau vear-over-vear employment gain occurred In 2007, wnh the region posting 

employment lou~, tvet'Y Qua,ier since MJnufacturing continues to depress l1'e employment situation .n both 
Oeschute, and Crook Coont!es, pouu,a 15" and 16% iob tosses ,n 2009. r~tively. Employment loues "" 
moctrn,1ing howev~. and bright 1p0u in the economy are emera1ng Seve ra! mdustries 1ncludmg WhoJesale Trade 
and Education & Htalth Serv1Ces h.a"ve main1au,e-d growth throughout the recess~on and several othe.r industries. 
fncludin,g Leisure & Hospitality have been showing year-over•vear increases 1n employment ,n the second Quaner 
of 2010. 

POPUlATtON 

Cent•at o,~on's d<>mato: Population <lse was largely the elfcet of ,igntflcant ln·m,gration. During the 2000·2009 
Uecade. Cenl<II Oreaon averaaed • 0% annual population a•owth white adding more 65,500 new residents. 
Despite an inllu,c of reHrement a&e res,denis, 55% of resident s are working age between the age of 25 and 6• This 
is cOMlstenL with the st&iewlde "'"age 

FtGUAE 15: lOCAL POPUlArtON GROWTH TRENO 
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The Otv or Bond Is the primary demographic hub in the region, accounting for 37% of the regional population and 
44% of growth ,1urins the Inst decade. Over the next 20-years, t he OEA estimates Central Oregon will continue 
demographic &row th at a 2.1 ?<o ann1Jaf pace adding 45,000 new residents by 2020. However, this State developed 
rate or gtowth may be sliBhlly c.ooservative in "ature, Oeschutes County's 2004 coordinated population forecast is 
proje<tlng 47,000 new residents in Oeschutes Couotv alone over the same int erval. 

EDUCATION 

An area's level of educauonal attalnmem 1s ohen used as a proxy for the skill level of the population base. From an 

economic development perspective, Central Oregon i s consistent with regional averages. with 29% of the working 
age population h~vlng at least a bachelor's degree. However, a 2010 study or Cenual Oregon's (Oeschutes Couotvi 
compernlvene,-. evaluated Central Oregon in llg~t of a sample or compe(it..ive economic peeu. in the west. The 
srudv found Cen1ral Oregon 10 be In the middle of the ro~d relative 10 its peers. An educat~d and skilled workforce 
ls <1 <ompeutivl) ch\E'l among Central Oregon's target it1dustries.. An inability to "stand out'' in this metric may limit 
the ,egion•s abilitv to ,eauit emptovel's within spe<.ific iodust, ies. 
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FIGUR[ 16: COMPARISON OF EDUCATIONALAnAINM[ NT 
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Si-nee 2002. wage levels m Central Oregon have ave,aged a 3.2% annual r-~ne of srowth, comp.aro11velv be1ler 1han 
a 2.3% annual growth rate at the State l@vel. Oeschuu?s County'! ovr.n1ge 2009 wage lcvol or S3S,295 w:is well 
below the statewide average. lower relative wage rates coupled with housing affordabihty COflccrns can limit lhC 
r-egion•s ability to attract a high quahty wortro"~ to the region. 

FIGURE 17: CENTRAL OREGON W AGE T REN DS 
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IV. TARGET INDUSTRY ANALYSIS 

A. LARGE-LOT TRENDS ANO D YNAMICS 

Changes in global bus,ness pane,rns have pre-ss'-#'ed firms to deveiop more capnal tnten~ production models, 
pb<cd ., grcotcr cmpt,.,ii~ on ccono11,1~ of .,,c.,lc • ., ... well .,s productt-on dficicncy .ln<f flt"xibrtity, The result h..,s 

been 1he emergence of a clear real estale irend, creaiing a global demand for large developmen1 readv iMlustrial 
s,ies ,.s such, large, developmenl ready s<1es have emerged as one of Oregon's mos, severe developmen1 

challenges. 

Workrorce cha,a<teostia, quality of life. proiumrty 10 farge U.S. west Coast markets. and coordinated pub1ic 
involvcmenl and re<:ruitmcnl tyvc landed Oregon "on the radar .. of many large•scale p,ojec1s shopping for sites in 
the United Slates. Many of these projects have been con<.entraled in ct1t1ing edge industries important to lhe 
State or o,,gon's eco1,omic development .a,geu The stare and region ha:ve had measured svccess in the 
placemen1 of large·sc•I• projecu, w11h lack of suitable si1es (sire & inframvcture), lack o f market choice, and time 
du, a1ion to enth le t nd dcvc,lop sites commonly cit1!d as development coos,,aints.. 

Laq;e scare i;k>bal firms represent an important prospective economic development engine for the state and 
region. Global scale firms have t he abili1y 10 open new markeis. bring cuning edge iechnology 10 the region. are 
associJ1ed w ith high wage 1obs, and expend significant capital inves1men1 . As an additional benefi1, l he high 
assessed value of these projects contribute significantly to 1n, stabilrty or the ra• base 1hat allows provision ot 
necessary services to .\It residenas o f rhe region Therefore, the goal of this process is to evaluate Central Oregon's 
opportunities for large scale economic gro wth 1n light o f st atewide planning goals and pract ices, as well as land 
and ,nfrasu ueture ava1tabihty. 

LARGE LOT TRENDS 

Shiftiog global market fact ors have Increased Che need tor farge lot industrial sites over the last several decades. 
w arehouse properties llave subswnt1ally increased in sit e as diS1rlbution reflec1 s increasing returns to scale as well 
as the concentration o f prodvthon In large, production rac,tit ies. Production facilities are also ir'lcteasinglv scaled 
for global as opposed to rc~ional or national needs The following are e;camples ol recen1 warehouse projeclS 1ha1 

have 1oca1ed to t he S1,1e ol Oregon,•• compiled by Business Oregon· 

JurlMllc:tlon Tenant Site Sire ~uare Footl!~e 

Albany Taroet 175 acres 1.3 million 

Hermiston Wal Mart 100 acres \.3 million 

~bnnon Lowts 201\ acres +l.3 million - --Sale111 Home Depot 50 acres 500,000 

As shown in the preceding 1ablc, 1hc emerging module for distr ibution facilities now tegularly tops 1.0 million 

square feel of building area. with she sires In e«eu ol 200 acres. Over 55 projects have shopped the Slate ol 
Oregon ove, the last ten years with site demand over 50 ocres, averaging over S new project$ per year Business 
Oregon current ly has JO estimated o u1s1anding loads in th issize categorv. 

Manufocturlne has also shlfied 10 larger slle needs, with exampl es ;ncluding Gen entech, Solarworld and lncel's 
new P,)(paos,on In Hillsboro. Each or thf'.Se required sites are m eJCccss or SO acres in site, wtth Intel's located on 
land held ,n reserve adjacent to a c~1mem~v operating facility. While these projects show a need for l arge sites, 
1hev also speak 10 a desire for even larger sl1cs thnn Immediately n~ded 10 provide llexlbai1y. While Intel didn't 
immediately t1ced the land us@d for thtir recent ctxpansfofl when building the initiaJ Ronle< Acres facility, the 
ll~xibility provided by this exces~ property mad, 1he site more r ompetlrive vis·/l·vis alterna1ive 10,auons 1h~t had a 

gre3ter prob&abilitv o r lim iting future e.xpansion optioni. 
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BtNnE:ss Ore-gen estunates that they see approJ1matety 15 senovs inQu,ries a year for ,;.rer S<ale nlanufactvring 
,;1r1 '"· Combined with warehouse/disuibution inquiries,. Business Oregon see-s over 20 annual inquiries. a year 
statew,de for large lot industrial sites. As not all leads are p,cked up bv Business Oregon, nne would e, pec! the 
overall acc1vity to Oe significantly higher. 

E.conomic Oe·.,elopment ror Central Oregon (EOC.O) is CU1rently w0<king Wtth 72 compan,es s~riousty consideting a 
loer11ion in Cenu a l Oregon~ of which ftve would require a site 20~SO ~,es in size. while thrtt would tecivire a site in 
excess of JOO acres. Industries that h.ave contaCled COCO fot large acreage Sttcs indude the following: 

Distribution ond worehovs,ng, 

• Doto renters; 
• Renewoble energy tqvlpmeni monvfocturrng; 
• Energy production focilir,es (b,omoss, solar, geothermttl, synth~rir Ju~Js/, 
• High technology: ond 

• Gene,ol dv•oble goods monvfocturmg. 

Johnson Reid compl<1t ed a survey o f induslrtDI brokers aLt1vEt withu\ the State of Oregon in 2010. asking a series of 
questions with respeet \0 rnorkct octi\lity for large lot iodustnal sites. These surveys revealed the folk>wing· 

• Industrial brokers surveyed fielded an cmma,e of e leven 50+ acre parcel queties annuatly over the last 
ten years, largely by technology manufatturers and warehouse/distribution users. 

• Technology mnnvft1cturers comprised 35'~ of all so,. acre sire qveries over the last decade. tndicating 
continued viabillly afld con1 inucd srowt:h potefltial for the cluster. 

• for every pvbt1c lead that generated a huge site query Betded by a broker. priva1e brokerages fielded 
nenr1y 3 larae sile Quedes Independent of pubhc economic developmena invotvement 

• The Stare loses a t least one large site query annually due explicitly to site unavailability, howeve< .tohn-son 
Reid concludes more are also tikelv lose due 10 site unavailability but limited broker involvement and firm 
conf,dcnuatity prevtnt verification. 

• Almost one of everv three sites purchased by large users over 1he last ten years ha.s not vet re.,hzed 
development . In other words supply capacity should include a1 least 33% land inveSLmen1 and 
"trat1Sact ion dem;,nd'' capacity to enable firm.s i dequate choice for 1he large site mcHke L to fvnct•on 

ln .summary. 8u1tneu Oregon rields over 20 inquiries annually fo r la rge lo t •ndvsrrial land, \ ... hi•e fDCO fie lds an 
OOd,uonal amount. If the broker experieflce holds. true, the actual volume of prospective $ite queries is. in excess 
of 80 annualty statewide 

IMPORTANCE Of lARGE•LOT SUPPLY AND M ARKET CHOICE 

O<egon is entem,g an mcreas,ngty competitive dynamic in the recruitment and re tention of global IDrge scale 
Nnptovers and producers. In their search for suitable site locat ions for business expansion, firms typicallv follow a 
~tte selection process and evaluation of regional charactert;1t1c.s and livability, workfo rce/industry dynam,cs. 
operating costs/incentives, and avaif.abilitv of a selection of sites ready fo r Immediate developmc111. A 
devetopment·ready site. or a "'shovel-ready'" site. i.s one in which site improvemen t can begin w itl11n 180 d4,ys of 
purchase and developme nt application. Such sites are served by requlslte lnfrt1st ruchm? ond utll!ties. 
environmentaJ and other con:straints N e knowr and documented, and permitting can be fost ·tracked for rapid 
facility operacfons Many large business toc.ation searche are conducted by hired site selectors: \heir task is to 
present the ircheou with a .. short list"" of fea!.lbleoptK>ns. Became o' their mandate. sit e selettors ,,dmntcdly look 
for reasons to remove sites from cons:tderatioo bee.awe of some inadequacv ,n charact'4'istlcs; thc,r job lS nor to 
keep sites in co nsiderauon based on ptomised Improvements In any def".ent c.ondit1on. 
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Johnson Reld has organized this process imo a 
simple model that follows t he progress.fon of firms' 
decision criteria in locatlun analysss. In addition to 
identirving a proertx.c.ion of selection ccite<ja, 
Johnson Reid have found land diversity and mark.et 

choice to be of particular lffiPQrtaoce. Industri al 
rP{nt,fP.rs ~t R11~inP(( O rPeon .inrl othPr PntitiP< 

around the state strongly assert that a lack of si1es 
puts Oregon at a cfistu\Ct compeuuve disadvantage 
relative to compelitor communities ac.ross the 
nation. The consensus has emerged that a general 
latk of development-ready sites to choos.e from 
eliminates • city or region from contention very 
early 1n the s.te selt!'CtK>n process. Moreover. 
market choice among several siles rurther 
J)(cserves pr1Ce sub1hty and transaction certainty 
that tends to detcnorate 1n a s,ngle·seUer scemmo, 
threaten,nt plactment of p0ten1,al f,rm. 

Additional industrial development and business trends affecun1 lc1rae·lot 1ndustr,al demand •nctude: 

• Companies I rending toward expanded portfolios. 

• Among key indostries such as h;gh-tech/renewable energy manufauur,ng and biosciences, evolving 

production models requirmg substanuaf capital investment and retnvestment have: created a need tor 
land capadty beyond cur tent needs. F~rms reQuire land holdings w1th fle>cibif1ty and e>cptlnsion copac,tv . 
The value ol this flexibility to a firm e,cceeds the marginal cost ol holdmg land for many firms, lct.1ding to 
fi,ms seeking sites often well in excess of immediate space needs. 

• Higher fuet and energy cos.ts are forcing; firms into more reg1onaJ1y distinct operiltio,u for sourcing theil' 
raw matenals and/or drStnbuung their fi01Shed products. 

• Large. available vacant sttuc1u,es are a popular commodity (or some industries whel'e timc •to·ma,ket is a 
cri1ical element of location decis.ions. 

• Location incentives are plav,ng an increasing rote ir, locattori criter ia, at least 1n the context of "levchne 
the playing field .. among competitor locauons. 

• Low cos-t high capacity existing utility il\lra-structure is eme,giog as a deterministic quatitv in si1' criteria 
for many 1a1geted i:ndustries; i( capacity does not curremtv e>tiSl il must be available within the project 
timclines (or sjtes to remain iu consideration. 

For most compa"ies making location decisions. rand is a "means to an end..,; that •s. t hey need the land to locate 
some kind of fac.dity so <hey can produce the product or service that is t heir primary business. They want; 

• ~Vf"r<e sites in a feg,on to choose from in the early stages of t heir search; n,ost companies want to pick 
ltr1d choose 

• A singre point of contact/n,egollation; companies are not interested in protracted negotiations with 
n1ult1pfe parties; thev want the process to be as q ukk and painless as POSSibJe. 

• Prl)lpccts arc very concerned how the 1and p,ocurement process affects their ptoject time lines and 
uitimnte time-to -market at their produc1; often, in fact, the actuar land price is of lessercoosidetation to 
the company than how quickly and easily the property transaction moves forwa,d-

Prospe<t~ are highly unlikely to be patient when ii comes to ser,,ic~{water, wastewatet. power); the 
availabil,tv of service nc:ecls 10 fit loto the project lirnc line, and no1 be a roadblock issue. 
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Assen1bUna mul1,ple smallc,, parcels ,nto o cohesive,.,,, roe• produ« can be• very difficult task Amoog che 
lw-ners to l,nd assemblies are 

• Pro~rty owners unwlll,n& to sell (!or m•ny reasons. p, ice. tax ,ml)Kt. 1en1in,eo11I v1lue. <t'Pltceo~n1 

com, Md v1,ble olte<na1,~ locations). 
• The sheer cost of th~ land, owneo hDvC an inflaltd t •J>tct•tt0n, or perhaps only one ownership oul of a 

l&rge< site assembly 11 a problem 
• Ownership 1nte,ruts are fr.ctured foften oue 1n famtlv ,nhcntaoce s,tuat10ns), this issue ohen is 

comb,ned w•th absentee owne1sh1p, so :hat owners don't reallv have a ·Hatce• 1n the transac11on and ,u 
,moact on lhc communhv 

• Regulat04"Y cnv,ronment (zon,ng. c,nvlronmenral ov~lays. mandated parctt s,,e) 

• onf<ascructure demand• caus@d by land assembly, and the commensurate al);lily to hnonce necessotv 
Improvements 

• Legat •ssv~. including ctear title. easem@nu, and enc.umb,ances. 

As thHe posStblc bardtrS are, viewNI from 1he st.Jndp0t-nt or 1he bus,ness. miking I IO(itlon dtciS,on. It is not 
tl.trkult 10 perceive whv mvleiptc ~reels ohen ,cpresen, i .. de•l-lcillft .. to cornpa,n1ts whO do not h1vt che timt 
pu1~nce. or ewoenise 10 wade through a possible qu.agmue of issues. 

The key to 1he vte seteccion procc-ss is that It,, cnenrial for cand~att sites to bt 1n.i1v devttooment ,re1dv 1nste1d 
of ~mply "bu•Jdable"' A gentra! l3ek of development-ready sites 10 choose from ellm.nates a cnv or re&'°" from 
conlC!'ntlon earlv ,n the s,te sell!(tion Process In addition. firms 1n the- site selectM>n p,ocess p,t-(cr ro have 
multiple optrOn\ wlLh1n a reg,on that met1 tht1r c.dte:oa. k1eally this would ,nclude muhtptc ownersh,ps, as we-II as 
mult1plo 1urisdlct1ons This allows ro, competltrve pr.dnL a wider range of options .. as well as mak,ng 1hc area 
morC!' aurnctrv• for .s,,~ v1S1tl1t1on. 

COMPETITIVE INVENTQRl[S 

Wh1fe chp Src>tc's land use sy,tcm is concerned w•th mee1u,c demand ove, 1he ntx1 20·vears. ot mote uittCal 
fn,pgrtancc 1s the ava1tab1llty and m,lntt"fl.>nct of, compet11ive ,nven1ory ot re,d,ty av,t14lb!e soes As •he Centtal 
o,veon ,og,on cons.tden n~. taree lndU\tnal site sups>lv. the reat0n spec,ficallv seeks 10 provide a supp), ot la-rge. 
dovefopment,ro&dy Sites that 11 con,p,:rnlve with oth~ mor~ecs na1lonw1dc. 

kthnSon At1d o,eo,1red a numbOf of survey, ov"' the Inst se-ver1t vear-s. dO<umenting the supply of develooment· 
Wlllf "" hwtntory (180 d•v) ma,ktccd by national coml)tttcors. Johnson Reid would unde,yore tha1 a, least 
tv-.,o ot the competitor, shown .. AlbuQvtrQut 1nd Austin - have ident1f1ed ,eplacem.ent industrial land suopty 
tllCeedin& , thouwnd acre, according to olfltlals ,ncervlowM The City of Hillsboro ,s also activt,ly .,o,k,ng 
tow•rds lnuenlna Its force lot "'dustrlol acrcoat Inventory. 

1ccmpetitrve SO.IOO Acre Shes loo+ Acre SIies SO+ Acre Sites 

Mlt~ t Site Count AettOle Site Count Acreage Site Count Aaeae.e 
1Colortdo Sf>rlngs 20 1.500 5 500 25 2,000 
iwe,ah 2 126 12 1,470 14 1,596 

!Austin (Round Rock) 5 380 6 855 u 1.235 
~rq, .. l 225 9 900 12 1,125 

boto l 78 0 0 l 78 

so r • 

~V , tt ~ .. L<tors IA< require the clbll1ty to review muhip1e options in the ,eg,0.1 in orde:t 10 reduce the risks 
.,ssoc:.at~ W!lh ~,na levtts of ~vironmental m1t,gil'1ion, local govemmeot pol1Cy. s11e avoidanc~ facto,'> and 
pl1nn@d levds of 1nfr.mrunure u11l1ty i-tml'<\1-
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Cenltat Oregon competes with regions across the country that ofter signiiicanlly greattr development -ready 
industrial land supply, selection, diversity. and lower land cost. Cornlnued inability lO ractor competitweness as 
borne out by surveyed industrial broker activity. including diversity or large industrial sire supply and competitive 
cost. sacrifices the region's long-term competitiveness for these kty industries. As noted by EDCO ... with many 
options (depending upon the geographic scope or the search} we have seen a resistance by site selectors, 
corporate real estate professionals and company represemat.ves to invest the time and travel to visi t the region 
1..vithcu.,t more th~n just one or two laree lots to consider " 

8. STRENGTHS ANO CHALLENGES IN THE CENTRAL OREGON ECONOM Y 

In June ol 20JO Oeschutes County and the consultant team moderated the Central Oregon Industrial Lands Forum. 
Part1C1pants m the forum discussed economic deveSopment t rends at a n3tlonal and regional level, as well as 
specific opportunities and chatlenges for Ce,iu al Oregon. 

In this section, the findings o f this session are summaritcd. as well as additional input from the Regional Advisory 
Committee and the consultant team. The Central Oregon region has a number of sircng1hs with respect to 
economic development, including the following key auributes: 

• Quality ol life - The region·s exlensil,e recreation amenities and commercial services bosc are ll 
substantial advantage. White the concentration of destination resorts in the arta atte$t to the 
attractiveness of these assets, 1hefr exisience also supports a much more subsu,ntta1 services ainen,l y 
base than the full· til11e population could support This makes 1l eas,er to attract executives as well as " 
quality work rotee With advancements in telecommunications. firms ure more footloose now than 
traditionally. and quality of life criteria ptay a greate•· role in locatlon 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/scM h alternative to Interstate S. Central Oregon's locolion 
make-s it a natura, commerCtal services hob for a very bto11d area. Whi1e Highway 97 is nor ~rceived to 
be of equal value as tntcmate 5 as a nonh/south link. its runr.tion is equivalent and sometime superior for 
many prospective firms. 

• Commercial Air Service - The Redmond Municipal Airport prov•de.s commercial scrvke links, while Bend, 
Madras and Prineville have general aviation airports This Is supportive of firms ma)cing locat,on decisions 
for qullity of li're reasons. while still mainlainlng G functional and convenient link 10 major metropolitan 
areas 

• Rail - The region has made major inve~menu ;,. the Regional Frcigh1 Depot, supponed by Connect. 
Otegon grants. 

• Natural Resource Proximity. 

The primary challenges lacing the area are related (o scale and accessibility. While the region as a whole has a 
significant population base, none o f the j unsdlcuons are considered hwse enough to meet many firms Initial 
screening. In addition, Central Oregon's distance from 1he ln1erstate sy.stem is a mojor ;mpedimcnt (or many 
prospec.t ive firms. 

The compelilive charaClerlst•cs of Cenrral Oregon can be strengthened through a rtgional approach. 1ndiv,dual 
jurisdictions in 1he region are too small lo be considered viable candlddtes for many o f lhe targeted (ir,ns. The 
region acts as a cohesive economic 1.init. sharing work force and comme,cial amenities, and .should be madce1ec, as 
such to ~ncrea.se its perceived scale in the market. 

The follow,ng ,s a more detailed profile of the incividual st rengths and challenges lac;ng each of Central Oregoo's 

major communities with respect to the suitability for large-tot lndusu•al.l 

3 Profi le$ ga1he<ed from the June 28, 2010 Central Oregon Industrial Land, Forum. 
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M.AD~AS !J EFFERSON COUNTY) 

The C•tv oJ Madras has some strong ,nduslrlal sites near the i'.llfpon, incJuding large lot lndustdal propen1es with 
tail access Th e C,ty's position cu the ,ntcrscctlon of Highways 26 and 97 provtdes logistic.al advantages, 
particularly for firms needing acceu to the Portland metropolitnn area and Interstate 811. The ai,pon is also a 
ma1or facd\ty that proV1des an amenity for certain businesses. Within Centtal Oregon, the Madras area ,s at t he 
4'10r1.he,n edge of the populauon and economic bi1se, pJac,ng lt .>1 a d isadvanlage for r egi onal d,stn bu tion as \Yell as 
for f,rrns look1ns for l.:trso work ro,cos 

Strencths/.Advantagos 

• Industrial alfl)Ort 

• Airport has 1mp..-ov~ts scheduted 

• Av-aUablc mdusu ial sites. ptOx1mate to r-a'I 

• Opal Spring< proviclesample water 

• Strong agritultU<at a.1d manufacturing ,EC1lon 
buslnesSM 
Most pro,c maie to the Portland metro a'"ea 

• Mosl prox,mate to t-84 
• H,ghways 97 and 26 run through ,n,dtlle of 

M.M!ras 

• Development cosu substantialty ttlan other 
C~tr al Oregon oties 

I.A PINE (D ESCHUTES COUNTY) 

Cha llenge s/ Disadvantages 

• lhe o,egon r,ansµortation Plann,ng ~ufe i< an 
Issue on Hwy 97 

• 'There 1s no a oootinvous 4·lane highway 
between Madras and Bend 

• RelatJve .skll! set of work force 

• Some are-as do not have large su,plus or gas 
and ele<tritity 

Similar to Madras. La Pine~s position at th e southern eoge of the Ceorral Oregon regmn places tl at disa dvantage 
f or reg!onat·set"Vlng dis-tribution. The ( tty does have some advantages fof firms look111,I! to serve both Cenval 
Oregon as well as the Kla math fal ls area 10 the south. 

Sueogths/ Advantages 

• There are inoustrial sAes available 
• Th<')" do have some larger lots avauabl• 

• The County 1s ln control of some of the s tes 

• M ost pto:xjmat.e to Nortt1e-r-o CJ.lifom,J, 
~lamattl Falls 

• Active ccor,omjc developmen t efforts 
• Very neac pas!:>enger rail hrie (Chema~ ti 

·PRINEVILLE (CROOK COUNTY} 

Challenges/Oisadvantaces 

• Ser.Her- and water d,stncts independent <>f City 
• S,ew~r a· 1d ... ,.1ter w1olems not coordinat-..id 
• In transition between County codes and City 

codes 
• ltd sportahon ChJ lenses, nt-reua,y 

""ProvenM:11U 

While the City of P, i,,evHle is located at th'! eao1et11 edge or 1he Con1ral Oregon reg,o.,. 11 hH nrong rall ,1t<:ess and 
re latively ea~v t ruck/au10 access to Redmond. Madras and Bend. The Reg1011al freight DeJ>ot represents• majo, 
public lnvesrmen t. The City has • reputation a1 ~ing businru lroendly, and thl' recent s,ting ol fac:ebook has 
l'oi.secl t be jurisdiction's profile in economic dC'Vt topmenl c1tch?1 The auM has ex.cenent and • tfo,dabl e houstng 

stock. While 1he City has• number o f ind ustri~l sites. many of these are either poo,ty located o, constrained. The 
<.ity has histo rk ally compe1ed well within t he region as a rc la11vcly low cost locattOn with• suong labor forte, but 
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this advantage has diminished somewhat with the declines in the region's real est.ate ma,kets. Sites a t the 
\•1estern edge of tovm are best rocated to serve regional needs. 

Strengths/ Advantages 

• Ease or pem>itting 

• i\1til dl.f..t::~~1,, t..~hl d t!pOl - Cily OWIU~d ;;,11d 

ope<a.ted short line rail service a11d the 
Regional Freight Depot 

• Ge.neral aviatfon airport adjacent to indusrriai 
f')roperties with e)l'paosion t.mderway 

• Large<, avanahle workforr.e 

• Somewhat warmer ell mate, but cool evenings 

• Community welcoming of 
development/newcomers/Jobs 

• Prlne11llle is centrally located 10 

Redmond/Bend with relatisely lower 
priced land for industrial use to o ther Central 
Oregon area 

• racebook data cemer under developrnen1 at 
virµo1 L l0<:at1on cau!iing high interest by other 
firms seeking future locations 

BEND (DESCHUTES COUNTY) 

Challenges/Olsadvan1ages 
• Sitesare a distance off liwy. 97 and Hwy. 126 

has 1,mired capacity 
• Gr <11.h:: diff t:t ~11lidb in )ii t'~ 1udk~ M.Jrnt! t.'.'d~ll::t 

to .se<Ve vi a rail (fower IE·vel) than others 
(highe r level) 

• Ochoco Lumber mill ,ite bordered by 2 
highways so •t1ouble 1mtemnity'' for anv 
development activity triggering TPR ,ssues. 
Recognized as (utute mix.ed use site. 

• Potenti.al large tot industrial lands. no\ 
protected under current wning from spliuing 
into smaller parcels. 

• Water supply challenges 

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 oi commercial services and executive housing 
optio ns, and as a result of recent trends, provides affordable housing as well. The current scarcity of industrial 
land In the city is the primary challeoge to future economic development, with sites t hal are ~mall, exp ensive and 
ofte n facing substantial transpo rtatioo problems. 

Strengths/ Advantages 

• Largesl metro area in region 
• Reglonal employmeot ce11ter 
• Most "urban_.,. of regio-na( cities 

• Immediate acce~ to natura) amenities 

• Cemral Oregon Comm<1nity College maln 
campus 

• Good comrnunic:atron infrastructure 
• Juniper Rldse mast er-plarmed 1ni.xed-use 

community 

Challenge,/Disadvantages 

• Sc;ircity o f indt.lstrl~l land 
• Price of industr'rnl land 
• Overall costs to develop 
• Relatively complex/sophisticated permitting 

process 

• Wate-r and sewer capacity limited 

• TPR Is an ls.sue 
, Ongoing ·dJscuss,ons" with LCDC about UGB 

e>c:p.on.sion (remand., negotretions, ett.l 

While Send ha-s the greatest level of se,,vices and scate. its vacanl indust, ial land invet1tory is seve(ely limited. 
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REDMOND (DESCHUTES COUNTY} 

The Ci1y o f Redmond serves as a major hub of the region. and the commercial airport provides a key advantage. 
The community has historically seen land pdces somewha1 below Send, and is well situated to serve the region 
due co its central kx:ation. The area has some small and medium s-i2ed 1ndusttial sites, and the , ange of 
commercial services t rails only Send in lhe region 

• Commercial airport 

• Available water/wastewater capacity 

• Good te.lecorn infrastructure 

• Central regioniJJ location altows workforce 
dra,.vo from all o ver region 

• Available small/medium sites 

• cocc cech110Jogy £.1:!•ner 
• Famlly--centrk, stable community 

• Enjoy'i a bu.slnesc; lti~ndly reputatto11; E=ase and 
speed of permiafng 

• BNSF raU m ainline through town 
• P, iflftvllle frergtu depot/short llne ra1lroed 

SISTERS {DESCHUTES COUNTY} 

Challcnscs/ ob.advantag~s 

• '165 acres toc:;1ted in the industrial area in the 
city limits curren tly in holding zone of Open 
Space Par~' Rese,ve - rezonitlg l"evented by 
TPR. 

• Affordabflity of irodustrial land coming hack 
into tine with mar'kec 

• Can large publlc entitY land holdings (irrigation 
district and DSL} be brought Int o play? 

• TPR is always a factor when land Is bcmg 
considered for devek>pment 

• The diverse. pulJlic. entities that owr1 land might 
have different objectives 

The City o f Sisters is located at the western edge o f region, and is. poorly sjtuated for serving rhe broader region 
and capi talizing upon the depth of t he wo,k.force. The community does o ffer a sttong amenity base fo r its sl:e. as 
well as extensive executive housing options nearby. 

Slfengths/ Advantages 

• Natural amenities 

Small airport 

• Streamlined permuting process 

• Largt: oarcel!, abut tity lim11 s 

Community \s: interested in/supportive of 
economic development 

• Just tamed R.edrncnd"s E zone 

Challenges/Disadvantages 

• Small community (2.,000 populauon) 

• Possible expansion land not 1n ciw limi1 ~ 
• Trailsponation system needs rundin& bul 

.some elements coming into place 
• Available lots ate plouect inlo .Snlilll r:n1rce1s Jo 

i,)dustrl.;1J pM~5 

• 80 acre Forest Servrce si~e in town m1ght 
become available which could trigger wn 
lssu~s 

• Poss1ble\.'liJte1/wastew.:1ter ltm1tal!ons (not 
really clear\ 

(. T ARGET INDUSTRY O PPORTUNITIES IN CENTRAL OREGON 

led by the Economic Deve lopme<it for Central Oregon (£DC0) 1,, participaoion with local leaders, the Central 
Oregon region has gone thro ugh th<! lengthy process of identifying specific indvst<y sectors for business 
recruitment. tetentioo, a nd envepreneurial support. Several of thee Industries have had successful ,esults tO· 
dnre, while 01hers are relative voung in Centrnl Oregoo. In the surnrnanes below, Johnson Aeid draws largely from 
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EOCO's evaluation of i11dustries in Cemral Oregon as weU a.s ex1 ens.ive research and evaluation produced as a pa.rt 
ol 1he Oregon 8us,ness Pl•n. 

Renewable Enc,,v Ocvetoomrnt 
Renewable or clean energy dev~opmen1 is a glObal industry on the rise. In 2008 Global lns,ght lorecas1ed U.S. 
employment growth related to "gree.n industrie.~· v.oukt reach 2.S million over the nett ten years.. In Oregon, solar 
m3nufaccurlng h3, bee,n 3n e3rly entr.:..nt. c;,k1ns ~v3n13,ge of o,egon·~ cxi~ttng a.nd h.i-ghty related seniiconducto,. 
tndus1,y and pro,cimity lo large U..S. West Coast markets Centtal Oregon currently has a smaJI but dive<se cluster 
of renewable energy related ,ndustrie-s ranging from solar power and fuel cetls co w1.nd power and biomass 
production. 

Aviation/Atrosoact 
There is an exist,n& concentration rei.ating to Redmond's airpon and Bend's metro area. Specificalty, tancatr has 
been operating in Redmond since 1992 Oregon's aviat,on industry tncludes 200 firms providing manufactunng. 
llnt and second suppty chain sc,vices, and product distribution Oregon's kit plane manufacturers also p<ovide 
over 70 percent of all of the k,1t planes sold wnh,n the US. each year to global cuscomers. 

SoftWJtC 
Ore-gon is home to more 1hon 1.SOO so~wa,e companies. and ,s partl(ularty strong in the areas of· electronic 
de.sign automation. r.nancial soluhOn>, open source, educauonal and training soh.ware, embedded software and 
healthcare appltcations Central Oregon itself is hon,e ro ove, two dozen established software engineering firms. 
Software development firms are typ,catty smaller 1n scale. where qualily of life and telecom infrastructure is 
importanl However. the Centrat Oregon region and the State of Oregon race both human and financial capital 
challenges 10 tur1her development or 1 he Solt ware/IT cluster. 

s,oicienct:s 
Ore-gon's bioscience industry has, over 600 companies and reseclfch institutions. Biosciences inctvde research a-nd 
development, medical devic~s. medtC~I diiagnostics, human and animal therapeutics. pharmaceuticals, rea-gems. 
re-search services. bio-agricullurt, bio-fuets. and medical sohwa re operatfOns. Bioscience is a $2.5 bHtion t raded 
sector industry in Ortgon. While Oregon ,s not seen as a bioscience hub nationalti;, Central Oregon is home to a 
seamen! of Oregon's promising bioscience future, specializ.ing in pharmacevHca.1 research and development. 
However, btOscience.s are highly workforce dependent and are ofte n re lated to large sc-ale higher educatron 
resources. wh,ch are currently a bsent in the region 

oa1a cemers 
Oata cen1ers are an emerging economic developmeol e ngine ,n Oregon brmging s1gn1hcam capital investment to 
regional communities. The Central Ort!gon region offers key critical components in che rec-ru1tment of data center 
projects, specifically affordable clectrk power, municipal water and sewer capacity, robust tetecom infrastructure, 
ability to au ract 1echnical talent to operate data center facilities, a nd a cllma te that can significa ntly 1ower power 
usage. Thtsc factors were instrumental in EOco·s recruitme nt of both Bend Broadband's Vault project and 
Facebook's $188 million ,nvcstmenr In PnnevlllP. 

Recreation Eoulpmem 
Oregon i s home 10 some o( the world's n1ost recognited brands in footwear and spot1s apparel. Locally 
headquartered forms include Nike, Columbia Spo11swear and 1he Not1h AmPrican headquan ers of Adidas. 
Addi1ionally. hotbed recreati onal r~r,ions such as Hood River and Central Oregon have long seen start -up 
recreational equipment Orms flou,·1sh irito significant contributors to local economfes. Central Oregon specifically is 
home 10 diver~e range o l mou,Hain, 11ver, l1nr.l rec,eational vehicle and equlpme1u ,,-HmufaClur'ets. 

!!IJ!h<:c Educp1t0~ 
Crntral Oregon Is j~t bcgino11\f. the process of establishing plarinine, effons in lhe establishment of a higher 
eductnion facility tn the region. Local policy market and economic de11elopment professionals realize the broader 
i,nportanc~ o l higher education on wor~force qual,Ly, culwre, ~r.d business devclopmen1. Higher education 
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r.c,htoes are lVP'Cally campus stvlc deveJopmenl requlnng large a ffordable ,,,., wilh good re lecom and 
transp()f't~tlon Infrastructure. Site~ need to be proximate to population center~. 

Regional Qru,1buuon Ccnten 
Central Oregon can play• rote in d1mlbutlon, with Highway 97 representing an OPlion ro the l·S Corridor. Option 
planning ,s uk,ng a larger role In logisucs and ,s expected to ptav a bigger role in diversilying risk awav from a 
single supply route 

wood Produm 
The Wood Products cluster is a long standing economic driver in Cen1tal Oregon The clusrer includes p6mary and 
secondary wood products, machinery manufacturing. paper & pulp manufacturing. wholesaling, and business 
management Where Central Oregon was onu a primary wood ptoducts region. secondary wood producls 
manufacturing now accounts lo, 2S% of all manufacturing emplovmen1 in the region. While wood products have 
la<gcly been a low growth industry over the last decade, the Central Oregon region is 1arge1ing additional value· 
added firms. Moreover. Innovated new-age primary lumber prodvction models have emerged in recent years o f 

which Cenrral Or~on would have a distinct competitive advantage. 

0 . SITE/RESOURCE CHARACTERISTICS OF KEY DEVELOPMENT CLASSES 

~igure 18 highlights sottific land. wo.rkforce. and ooer-ations ch.atacteristic.s among key indus1 rial , 1assihcations in 
Centr.al Ore:gon. ~or thi.s stage in this analysis.. M.anufctcturer$ fall under a singte category. whereas subsequent 
drafts will exolicitly unders.core development site needs a-nd chatacte,isiics or specific industr~es 

S0URC£; EOCO 

The ftndi11g1 in Figure 18 reflect the findings in the progressive cnteria •funnel model". With the e>tCeption of data 
cent~rs whi,h have highly unique utifity requirements, availability of a oualilled and ample workforce is of Ul)l1105t 

lmpon.at\te. for some indusules such as Oi!tnbution and warehousing, c1Ccess to transportation networts 15 a key 
concern, 



T IIRG£T£D INDUSTRIES WITH LARGE LOT NEEDS 

White it is unlikel'f that seve ral industries befna targeted bv communitll!S within the, CentraJ Oregon ,eg;on will 
generate significant demand for large-lot Industrial lond, some stttor·s have a de.monstrated crack rec.o,d for 
crealing enormous exogenous absorption of properly-zoned Industrial sites. for eJ1ampt'* software~ r«re.ationat 
l!qtJ•Pmeot and aviation/aerospace all have preceden1 for large corporate campuses rc-s~1,veiv Mk:rosoft In 
Redmond. Washington; Thor lndustnes in Elkhart , Indiana; Cessna in w,chha. Kan~s Typical companies, 

however, require building footprints well under the 40-SO acre threshold we have del1ned ~s, larae lot Industrial 
stte These needs are genetally met by the exisune land use oroceu m O<egon. 

lndustrJes requ1rmg large acreages that hold promise for the Central Oregon reg.on tnelude. 
Doto centers 

• Wo,e11ovse/C11swbution centt(S 
• Seleci h1gl11echnology/biosclences ope,01ions 

Chans,ns economic conditions and global tre,,os are irnpa<1ing •~h ol thew, indumies. cru,;ng opportunities ror 
rurol 011d small meuopolitan a reas. The ari--<ou,nv tegion already h.as e-$tablished operations •n each o f 1hese 
se.cto,s end pretedcnt fo, large-&ercaee users. Appendix 8 conta•ns a summary of other geograph1c areu where 
eael, 01 thtse sectors h11 grown from a sfmllar smaD foundation to become nationat leaders - some in a ~fativetv 
short period of time. Addi1ion1llv, anyone of these sectors has the potential to crea1e the exogenous demand that 
would UlfJ,Uer 1ho need for 1ddit,Ot1al large, lf'ldusuaai,zoned land in Central Ofegon since so few of these s.itcs exr\t 

p1rtiCl1!11,lv in 1hc 1t'&•on's largut c,t1es 

CfNTRAl OREGON VrABIUTY FOR THE DATIi (ENltR INDUSTRY 

Accor dine 10 4toba.l CUii Ctnltr S•tt s~IKtor Oavkl Aaroe. (co.founder and principal; fOrtis Cons.trucuon), Central 
Or~on has all the tl•rne,nis to t1va,I Centr•t Wl~lll,&ton ilS ii top location for the data center industry In North 
Atn~ric" Othe-r site- Sf'lectors from ac..ross the cc.intry are illreildV focused on the tri·cOunty area as a res.wt of 
Ort1011·s l,r1tst cui, ctnter P,Ojtcl w,lh the con>tn,tt,on of the Facebook campus at Prineville (currently 125 
acre, • .100.000 •fl 

"l'ht comb;norio11 of low co1r- not tht lowur- rtlloblt tltctrlc power. inctntivts .. telttom copoclty 
ond the orro·s climoft> could mo•t tht Ctntrol O,tgon orto as comptrirlvt os any m North Am~rico for 
thtt doto crnttr indv.stry." 

ZOJJ pre,tnt11 lon by Dav,d lla<ot, Principal, fort,j Connruction 
11 lrodlng global <lat• center sue st'll!Clion firm 

II key com~nt 1hat could IHd 10 "ploslvt growth ,n tht Ctn1ral Oregon a<H ;, enom,oin Bon,-\!~ Powff 
Admintstration pawer transrni<,ion lints 1hat transpo<1 tltctl'C1ty horn h ydr~l'CIIIC ,~11on the Columboa 
Gore~ 10 Cal,lorn1a. Thew, iransm,uion lntts art lout~ such lhal t>..n~ t . Rrdrnond. lk!nd, ond u ~ an 
become viabl1 loca11ons lo, the daia cttote r 1nduJtry. This steady. int i,;pens ve bis.! lold eltclr,c - ,s ,n hilh 
demand t>v tnt dara ctnter industry. 

Low am. high capadry power is ilt lhe ve,y JOI) ol lhe Site lout«>n enter•• rm for lht d,ta centH indusuy The 
abil11y 10 Qulc, 1\1 ~nd reliably add ro.d to the >VSlffl\ ,s ~ho crtltal 11, -kl\, illustr.itd by the n,it0nal d1Stt1<l 
by-district ,,,.P btlow. tri-rountv flies ue ~I below the iu,.,,.., a-..gc, for tl« tr,c11y ,n .I secton. For 
,nduwraJ customL~ Central O<egon pr~ olfer r-.tes up 10 n~v 2°" t>«,w the IWt>Onal -·~e and 5°" 
btlow nci«hborina Cahlorn10 whett <.0nsiderablt d ata cen1er KIJYitv ,, currently centttl!(t 



FIGURE 19: INDUSTRIAL POWER RAT ES 

-·----· --· --.. 
I -· ---

Another key facto, ls 1he ttQuwement lo, rObu<t ttle<om ,nlras1,uc1ure Over the past l2 vears, more than SIOO 
million ,n infrutructurt hi1 bee-n .nve)tfd "" 1he- ,rgK>n. ,ndudi•lC a ~ff-htallng fiber Joop for incumbent provider 
~nturylmk (fo,mcrty Qwcil,, nume<ous M,e, r,ngs by compcutivc tout •nd rcctOn•I providers and muhiple 
Polnts or Presence (POP) W•th mul11pr. ttlt<O<n routes 111• San r,andsco, Portland •nd Seaule the tri·countv 
region's access to mar\:tU an A"' ,i f'Spe<11Hv 1ood 

P"rhoc>s one of the a•utut nl11ur,. asseos the ll<U posseuH lor datll centen ,s the s,gn.focant vear-rou,,<1 cooling 
factor offered by tht "'ch ~Sert clom,te S.mpv stoled cool n,ghU vtar-tound and low hum,o,ty enable data 
,.,.,t.,,. to use less power 10< cool,na st<WH-,,,..,ng the center much mo,e cost elf,c~nr 

Reosonable l)Ower collS, l>OWtr ,..-,nas madt l>OS~ble bv !ht ,q,on's cl11Nte. the lad< ol a sales ta• "' Oregon and 
mean,ncfut tncc,,11vu (prOl)tl'ly and ,nco·nes 1.- t >emphonsJ .,. comb,ne to "'°'' the Centr.t Oregon region a 
&lobally compctitove loc111on 

8eictuie of lhtt st1n1fie1nt llif"lvrUmcn1, ch1t1<1tr11f'd by dau ce,nt~s both in m1ss,on cri11c;J 

.nlraslluctu•e •nd phvslcol plane (typ,c:al cost Pf' squart foot ,s $1,000). most compan,e. rtQu;rt lllrgt ;ndustriil 
1,llH !Of future r,coanslon. Thro cur,e:nt 1nvf1\lory of approp,,atel'I zoned Silts with o,oxi'nity to needed 
anfrnttuctu,, ,n Ctntr•I O,~on is PO(~t11Hv untompcc.crve. •nd .u such coutd be a major imoedunent to funhet 
arowth ol tht stctor for 11eX1 10 IS vcu, 

The economic development community rKOgn,1e,s th.at most 1obs come from e.xist1nc c~niit\. and fosttnng 
~ntrtprtneurihlp end rttenuon cxp1ns~ of e:x1$lin& tri,ded ,ector compan~ ,s a ma,or focus of regtOO.al e·fforts 
Rec,ultmtnl of new companies ,n n~ and c•,shns tndu,rrtH,. ho~r ,s an important component of .any 
\.UC:ctuf ul econorn1c devrlopff\f'nt ptoaram •nd d~1'$1fic,uon s1ra1ecv Nt.-t companies t:wi'1g ~ d11ferent m " of 
p,oltu.onal A1\d iMhnice1 11tcn1 to con,munn,es chat un ,pawn 0<her bus.messes and techno4ogies lnlel's 
~Kp•n1-,on to HIiisboro 111 the hne 1970s ,, 111 good examplf 1n Orte0n. At that time it ,,,,,s a recruitment project. but 
,n 1hc s11b,cquent decodes tne eiobal leader in ,em,conducto, re<hnotogv and produc1;o,, Sl>V• off mo,e than 100 
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companles that 'ilgnificantly ..:ontributed to the O'lerall dlve,slf1cat1on of Oregon and o f cou,se man.,- well-paying 
jobs. 

CENTRAi OREGON VIABlllTY FOR THE H IGH TECHNOl OGY INOUSTRY 

While the Central Oregon re1ion clearly has d1fferen1 tHttibures than either t he Hill$boro or Austin examples 
outlined in Appendix 8, it does h~ve some of the key components that make t h<~ high 1ech,1otogy sector a viable 
opt,on tor industry targeting. Seve,ral important technology sectors have a toolhold in the , egio n including: 

• Sem,condut.lO< and ~riph~rols monufo((ut1ng (MicrO'Seml, TriQuint Semico11ductor, Nonomeuks) 
• Rtnewoble/olrernocill# ffll'tOY tqu,pmtnt and software (Advanced Energy, ldorech, PV Trackers, El, 1nEnTec) 
• Sofrwort (Vrtte-K, GL Solur,ons. Novis. Motuomo~ AudeneMedio, Teom Unify) 
• lltosci•ncts (Bend Rtseorch, Mtd.SISS. Agttt Phormoceur,col, Philhps, Accelrys). 

This small but SUCCH\ful and d1verSJf1ed group of high technology companies provides a foundation o n which to 
build a broader industry, proVlded that other site location fundamentals ate tn place . 

The Central Oregon ,eg,on sco,es well on most criticaf k>cation ractors. Powe, rates are among the lowest in the 
nahon and nearly half or those in ne,ghboring California. Not atl communities- a re equally prepared, but gener-aUy 
water and wastewater capacity is adequate to accommodate hig,, technology industry needs. Oregon~s property 
t ax incentives offered through the Ente<p<ise Zone program gene<,illy favor high technology projects with 
signlncant capital expend•tures. mu<h as it bel\E"fits companies i.n che data center industry. Highet ed1.1catio n 
infrastructure to develop local scientir,c and techn-c-at talent needs improvement within the region, and Is cuffentty 
c.on~idered bv site selectors to be a barrier. however many technotogv comDanies acknowledge tha t most talent 
recruitment today is done on a natfonaf or international basis. A£Cess to JocaJ technical, enginee,ing_. a,nd sc1et1tific 
coursework and degrees are a p(us and C.lll be a swing (-actor belween one sJte or another. hov,ever an ;irea wi(h 
4uafitv o f life and some tec.hn1c.al lalen1 can anraa other techoofogy emptoyers. It happened in Hillsboro a nd 
Aus11n not because o r the university in(rasttucturE: there, but because other site location factors worked ~access to 
power, water & was1ewa1er facilit ies) a nd there were well educated people who chose to live there or could be 
recruited from other places. 

A potentiaUy significam barrier i s the lack of l.?.rge industrial lot options that have proper zoning and necessary 
infrilslructure, specifically •n Bend and Redmond which have been of greatest interest for companies, site selectors 
and corporare real e-state professionats. That 8-end. one or Oregon·s seven largest cities and among the faste$t 
growing (both in 1erms of ne, jobs the past decade and popufation). has no industnal·zoned Jots over 20 acres 
would be 1nconc.eivabfe m mo s-l States. 

According to £DC0, the 'Sector with the most activity 111 terms of locauon decis10ns and new production facdit1es In 
th e past rive years has been rene\vable energy equipment and related manufaau.-ets Included are sotar power 
panel fabrication (thin fifm a nd silicon) potvcrystalfme refinement and \Olar power genetation- all wht<:h ,equrre 
large acre3ges with appropria te zoning. Biomass and gas-f,red e4ectric power plants also have a need for la,ge 
indus triaJ acreage~ but usually prefer a rural Jocatson if adequate infrastructure can be developed cost ertcct,vely, 

While exis(lng computer and electronic..s manufactu.rers m the area have his.toriu,lly operated in facilities on 
aueages less than 40 acres, there are many e xamples in Oregon and across the country whe<e once small high 
technology firms have grown into large campuses. Hewlett-Packard in Boise, 10 and Corva.llis.. OR; Macron 1n Boise. 
Microso~ in Redmond, WA all serv~ as e.<cellent examples or loc.11 companies th•t org,nicallv g,ew ,nto large. 
multH>vilding campuses that gre~tty e,,eed lhe 40·50 ~ere thresho ld ffi•blished by this RfOA. 

( £NTRAl O REGON VIA81llTY FOR THE W AREHOUSE & D ISTRIBUTION INDUSTRY 

Because or its removed locut ,on frum n,ajor inter~tates. the tri-countv has not htitorkaUy been a tar-ge1 for thf! 
ware ho use and distribudo n industry. Sull, some siguif,umt dis:tnbuhoo acfr,,ittes do occur - pnmanly t ire 
di$tribution by the Les Schwjb Company, which has over 2 million souarc ftec under roor at itS warehouse 
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operattons in PrincviUe,. There, t1re-s artd auto comaonents manufKturtd globally are conS011~ted and d,stnbut.a 
to 400• s1ores .r1 a s~vtn state a,ea The company is tht dl highest volume- cu.>tomer for lht POf't of PonQ.nd and 
c,pent~1i one- of the IMgtst d1stttbut1on opera\t0ns in Orqon. 

1n addition to th,s Witehouse, scvetal dut1bte goods manulKturets in the area h.wt 
la,ger-sole d1s1robution natioNlly from th~ ~ttol Oregon locotion. ,ncludlng 
e,;ght Wood CO•Po••uon. ~hutes Browo,v. Ko,th M•nufac:tu,;,,g, Contact 

lttdustries. Jcld Wen. and Advonced Ene,gy (PV Powttod) Onl""' •o«o•le, 
Afuec com also consohdates l'nc:t d,stribute-s orde.s directly from •ts 

Redmond. OA warehouse and does so cos• comoet>tivelv ~-•·vis other 
west coast locations 

O,,e, the ~1 decade. consot.da1,on has bttn 1~ domina1ing \rend on 
warehouse ond disiribullon - l~er bul large,, Des loc•ted on strategic 
geog,oph,c ore,, - 10 ach•eve grea1tt elf,c,enc,cs a,,d cos\ adv1n1oges 
offered by etonomies of ~• W•th 1he sh••P "" on fuel or,ces on 
recen1 years. induwv e,oens ore ored,chng lh•1 lht industry could 

migfitt to s.rn,11e,t flCil1tlC$ seMng sman,, distribution 1,c~s l<ty to 1hfs­
moro d1SPttsed model " the ovod•t>ir,ty of ,,.;1 to more cost offoe1.vely 

tr~s.po,t ,oods (1P()fo,lm.i1~ ~) w,th,n the ,rg1on1I d ~1t1buhon ire.a. 
A~the< 1han :he l l a, 9 stile modc,1. resoect,vc,ly. offered by Salt lako City. UT 

0< Rono-Soarks. NV t~e smaller S to 7 s101e modtl successfully u1il1ttd by les 
Schwab for the 00>1 50 v .. ,. m'ihl orove more cos, ellect,ve w~h SS·6 dollar 

- gallon fuel p,.c:es 

"In 9enorol, componltJ wl/J rtspond to the hightt fut/ p,lcr, by upond,ng their dilttibution n«tworks to 

Include oddrllonol DCJ. but it r,malns to bt snn JUJt how big tht /mpoct will "'1. So'"" w,11 twnk their 
11,rworh by adding a~ 01 rwo OCS or rclocot in9 ont or two of them In order to ~,onomi1r on /rdtj /'l t· 
mlW1 and furl consumption..• 

2010 rtl)Ot1 by P,otogi$. o leadm& lllol>II pra,nd~ oJ d1St11bulion facilities 

led by lht Pr,nev,tle R11lw1y. the notlO<l' s only mun,c,pally-owned "'Or\ lrne ra•lroad, Crntral Oroton ha• bten 
w0<k1na 10 e, o.,nd ,u ab•loly 10 provide logi$(1CS end lrt.,hl conncc1,0M b<,1woen Class I ra,troods and ttld,tional 
true\ d,swbution modtis Over the p111 s~al veen. the Prrneville Ra,lwov has 111ves1cd nearly S10 rrulloon ,n • 
new lr~ghl drool. ttack. l!fld ra,1<:11 h3ndllng equipment 10 efl,c,entlV transfer ra,I f1e,gh110 trucks either for r.nal 
du11n,1ton dtl.very or for wereh<)ujjng, With ongoing atobal uowa,d oresw,e on o,I oroces. 11\eu oro1ec1s could 
bt the bqinn•ns of a wave ol 1nve-stments In to accommodate a growing trartsloading rac\11ty Planning is already 
unde<w•y for• unlt-t,.,n sw,tch yard uP1r..it! adjacent 1011>, UPRR/BNSf mo nline 1uS1 on the nonhem borders of 
the Redmond UG8 and ••o•nded wo•eh~e and tlistribulion facito\ie, ,n Pronevitte 
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E. REGIONAL LARGE-LOT D EMAND 

LUNG RANGt fMl'l UYMt.NI FUHtlAS I 

F,gure 20 outlines estimated growth in emplovment projected by the Oregon Emplovmcnt Department (0£0) for 
the Central Oregon region. The O£D's most recent projection estimates em ployment growth by industry over a 10· 
year horizon beginning in 2008. For the purnoses of t his analysis1 Johnson Reid applied the State' s 10-,vear growth 
rates to 2010 base year estimates of employment by industry and extrapolated growth through 2030. 

FIGURE 20: 8ASfl1NE LONG RANGE EMPLOYMENT FORECAST 

Base Estimate Year 'lO~'JO 

Industry 2010 20)5 2020 2025 2030 Change I\AGR 
Natural R;esources 1,044 1,075 1. 107 1,140 1,174 130 0.6'11 
Const(uction 4,093 4,ll3 4, JS3 4,183 4,213 120 0.1,; 
ManufJc1u, mg 5,493 5,747 6.013 6.290 6,581 1.088 0.9-X. 
Whnle$<lle Trt1de l,238 2.287 2,337 2,388 2,440 202 0.4% 
Retail Tracie L0,138 10,804 11,514 12,271 1).07? 2,9'l9 ! .~% 
r.w.u. l.60~ 1, 735 1,876 2.027 2. 192 587 1,r."' 
Information 1,417 l ,433 114 28 1,424 1,420 (17) ·O.l% 
Finaneial Ac-t1vlt,es 3, 74 1 ),910 4,086 •,270 4.463 722 0.9% 
Professional & Business 7,001 7.f;I;;? 8,266 8.981 9,7S9 1,758 1.7% 

Education & He.31th lO,I)')~ 11,478 J.l.045 14,826 16,850 6,751 2.6% 
Lei sure & Hospitality 9,981 10.E4J l l. 3tl9 12.102 !2,90S 2,924 .I 3% 
Othe, Servlces 2,S33 2,687 2.8~1 3,024 3,209 676 1 2% 

Public Administration ll,985 12,742 1,3/ ,4 7 14,403 lS,313 3,328 .1.2% 
TOTAL JX,388 76,271 81,571 87,331 93,596 22,108 !.3% 
SOURCE: Oregon implovment Department and Johnson Reid, UC 

Over t he ne xt 20-vears the Cen tra l Oregon region is expe< ted to add roughly 22,208 new employees according to 
State proje ctions. The bulk of projected growth is expected ,o fall w i1 hin the Health, Leisure & Hospilatitv. and 
Professional & Susines.s Sel'Vices sectors. However, Stale level projections are o(ten demographitalty driven 
methodolog,es. developed for long range budgetary a nd government planning purposes. They very rarely reflect 
the qualitative economic development goals of local junsdrctions and economic develof'.)ment agencies. For 
example. as mentioned above, EOCO and lhe tri-county region have committed to 1he broad based recru11menl, 
retention, and organic expansion of the region's Software/IT industry, which is generally under 1he Information 
NAICS classificatton However, this economic development goal i s nol reflected m 1he State's forecast o f 
Information en,ployment. In other words, aspirational goals, policies, and dedication or resources have real d irect 
impacts on the pach of econom,c development likely in a local geography. 

More imPQnanrly is an inheren1 disconnect between any trended forecast methodorogy and the polenrlal demand 
fo r largt"lot industrial employers. By natuie, large industri al placements are "game--chnngE!Is", whereas ;i s,ngle 
placement can change the economic landscape of a communitv. The emptoym•nt impacis are not rell,bly 
"lorecastable". Communities are be;1 served by providing a ,.nge and supply of suitabl~ options for prospl'(rive 
re(.(uitn,ents In addition 1.0 organ1c eKoansions. This is pariicularly prevalent in today's landscape. where firms. 
products and even entire industries shopping Oregon for suitable sites did not even exist a cycle ago. fhe 
facebook placement in Prinevilfe 1s a prime exal"f'ple of a firm and industry tha1 did not elOst even JO-years ago. 
WhiJe large lot users may reffect growth o f exlstjng mdustnes, they are more ohen reflective of a regional, nauonal 
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or alob•I site selea,on proce.1s, and are comperilive in narure A survey ol site sele<tlon P<oressionals found th.lr 
large nnm go throuah 3 merhodlcal site selecrion p,ocoss lor •deve40l)men1-ready" s,tes and rhat agencies seek 10 
rna10m1u, quantity and selection of large "development-readv" s,res for succwlut employe, recruitmen1. A 
development-ready she, or• "shovel-ready" slle, is one on wn,ch ,1,e lmprovemenr c1n begin within 180 days of 
purchase and d•velopmen1 application. Such sites are served by requisite ,nltastruc1ur• and utilities. 
envi,onrneotil and other con,ua,.nu are known and document~~ ar'ld permitting c.ar'I ~ fas1•tracked ro, rapid 
rac1111y operations. If all mese condition. ~annot be mer ,n accordance with pro1ect time lrames. sites will not be 
kept on the h>1 for funhe, coMlderarion The key 10 the s,re soleaio11 pr0<ess, 1heref0<e. is rh.a it is essenrlal for 
candidate sir<'! to be Immediately deveropmMHHdv insread of simply "b<iifdable • Furthermore. a general lack ol 
deve4opme,u ready sites to choose from etiminatH a dty Of reg,on from conrention early in tne s.-ie selecrion 
proceu Until sites win deve10pmert1-1eadv status, they are nor truly effective supply for large ;ndustrial site 
demand as viewed by firms seeking to po1en1oally locare In rhe region. II is crit,cal to keep in mind that 1ne sile 
sele«lon process bt3ins as a fltOC~s of ellminotion; ,t only becomes sel<'<tlon alter a ,hor1 bst of poten1;a1 srtes 
1hat mee1 all peninen1 cri1erla has been crea1ed. 

l'JDUSTRY PlAC£M£NT VHOCITY 

For the reasons cited previously, 1 m.ttti• is mcluded. showing reGent tairget industty placements. la,ge and 

med:tum nalionwtde. In eddiuon to indu~trial recruJ;tmenl m:uvny In Orqon~ to demonstrate a snapshot of large.. 
101 characteristic) and lhe veloc,ty ol 1ecruitrnents h1111dlf:d by Bus,ness Oreaon 

• Oreson Ouslr>es, Development , 2010 
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FIGURE 21· Smcn:o LARGE LOT RECRUITMENTS IN OREGON AND SOUTHERN W ASHINGTON - - -
YEAR PROJECT LOCATION LOT SIZE BUll.04NG SIZE COMMENTS 

1996 r;u)ld Alb.,nv.Or 175 .ic,es l.3msf 

1')97 w a1-Ma.rt Hetmi.Ston, Ot 200 ilcres 1.3 mi f 

l OOl OoU•r+Trc,.! Rl(.1gefield, w, 1~ a,,es. $00,DOOsf 

2002 F.imllian (Plumblr,.gl ·m.oties. Wa 75 acres 500,000sf 

lOOl W.1.M ,itt (((11(1 Stot•l,'l'J c"a"tA"""'. w., 10 0 • JIU@$ ooo.noo~r 
2004 ~owes (Ctrti fitdJ ld>anon.Or 204 aae.s 1.3 M$( to 2.2 nt.Sf 

2004 OIY"""C (Va-nirv F.11ir) Shafter.Ca 100 -4 ,ues 900,000 sf 

l005 flmy's Kl1,chen Whtte:Citv 50 

2006 0Ct<>btr (COid StOtJ&t> Salem.Of LMt l.tS o1-;,c,es: 1 n'ISf 

2006 NO.Afi.Pe,ps·iCo Albany 204 ac,es. 2.s mJf 

2006 Priv:tte Ptoj~ttTechnologvl Nonh.ern O<egon 1·5 100, lmsf 

2006 Project GoFOrdl Sal«m Atc:a 75,100 
l ""' 

2006 Gf'J'lemech tcenfil~l Hlllsbo,o SO range 500.1'.IOO sf 

2006 Apti(I.J~ N---O<fl!(ln 250 Vt:tv l'J<&t Went to SI nppOC'e 

2006 flndo·dllna Oreeon LOO 

2006 Paci fl c- Eth~nol Bo.if1't11Jn 137 
2007 SolarWo,ld Hillsboro 75 range J msl 

2007 NN2 Lost-COi HJJl-.sboro 150 l.Smsf Opdsohr 

2007 C,vstal lost Mafa~ia Miller.sbCI,: 100 W~nl lO M,8i"v,i."I 

2007 001-./0fl ff. Oregon 100 

2007 Gold Rush f•OrttOO 3SO e.sl vc,v 1:111u 
200'7 Navlcas Orecc,n !S0/200 EveiGreeo.tos-1 

2007 Apric,,s N(:)1 lh(ll'n Otot<>n ,oo lS t'n$f REC 

200., l ea£> Troutdale 78 SOO.OOOsf 

2008 V~l.t.nci.l No, thCYn O,~n 100 t nt5f _. Def.i,,"d 

2008 Schot r M so, 200.000 st. t,cpa nSion NtwMC":lliCo 

to soo.ooo st 

2009 5EH Van<OUYff 75 J msf+. Lea.im1Space: totn>, 

2009 Qrmb11dge 1·5 50 SOO.OOO<f PlflnReld 

2009 Faceboolr{cenffi"edJ Pr-lnrv1lle 118 147.000rf Room f(lr up to lour 

dat1cen1en,. 

2010 Homeo«,o1 fc;ernfled) Salem SO to lOO '100.000ot- SO Acr~ Plus Option 

2010 8ig~Olilr POfll,i,nd/l•S 150 1.a ml.I f<tbcv.i:ty 20lD L~CS 

20 10 Green Manufacturing Mld·Valley JOO oecemwo9~ .. a 
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FIGURE 22: MATRIX OF RECENT MAJOR TARGET INDUSTRY PLACEMENTS 
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It should be noted that Business Oregon'i. dalabase <eflects o,11y a subset of overall ottlv1ty ,n ll'li~ ,narke1, with 
many firms making deaslons without contacting the aaency, or wo1ktng more d;rcc11v wi1h 1cglo,·u11 economic 
development agencies such as EDCO. 

Over the previous two years Central Orego,, has s.een a totol of S3 MBjor recruivnon1 ICadS evaluate lhe region. 
The majontv o f leads ended quickly as the regio., did not mee1 tt1e film's minimum cr,1oti3 Most commonly, the 
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region missed o n lack of Interstate highway transportation routes, lack of large acreage parcels, or spec,ric 
lnfrastructure ll!Tlhat,of'\s Howe ver, the region did make It to the vis,tation process In four of the 15 instances it 
passed the first criteria tound with one. the F=acebook place ment, actually locating ln the region. 

T c,tal Leads 

FIGURE 23: SUMMARY Of INDUSTRIAL RECRUITMENT U AOS 
RECRUITMENT LEADS FOR CENTRAL OREGON 

lune 2008 ·lune 2010 

Central Oregon Did not Make Minimum Criteria 
Ma.de M 1mmum Criteria 

Got to lhe Site Visit State 
F,rm located in the Region 

SOUlfC~ (OCO and Sullriess Ot't'gon 

53 
37 ot 53 
15 or 53 
4 of 53 
1 ol 53 

As noted previously in this report, Central Oregon's lack of appropr,ate Sites largely precludes It from competing 
fo r many prospect,ve leads at It •s unable to meet rhe n,W\¥mum ct1terla speoned. 

V. ASSESSMENT OF POTENTIAL 

Jnfo,mation gathtrtd ftom research as well .n menslve lnpul rcom State alld regional economic ~vttopment 
profeniona!s wete iru:orporated into an estlmatlo.n of reglonaJ large lot indvsuial needs 

A. SITE N EfD CHARACTERISTICS 

Site needs lo, the targeted ••rge tot industrial users are inhe,entlV difficult to assess based on I~ hogh level ol 
uncertainty in industrial recruiting Stte requirements for specific ,ndustnc.s arr: discussed •n rhis 1ect•on. bu-1 thete 
are a great number of site requ1re.ment s that are ge~raOv common among most ~]Of 1ndustr1at user,. 

Business Oregon mamta,ns i matrb: of sate needs for ma,o, industry $e<:ton rhut 1hcv are: acttv~ recruuina, Wh1.ff, 
tht mattTx is not lrm1(td to large k>t use.(). the requirements outhne provfde guidance with resPKt co ijte 
requorenoe nlS bV ma1or ,ndustry arouo The lotlow,ng table summariles key site cl1arocterls1ics requited and 
preferred bv seve~l nia1or development types Whtie key characteristics are ollen listed u Ptt(erred, thue may 
be required by spe<,flc r.rms o, used as screening vanables 10 d,llerentlate competihon- Th<, Ctrurat O<egon 
reg,on exo,esses a de,sire to mamtam a competitive ponfoho of itle-s, wh.t(h would lmi,ty Siles havtng prefc,rcd as 
we.I as requ,red c-haraccenst1cs 

Ai. rno.r~ gef\uat.,cd s-umrnory cohJff"ln 1s- 1nclllded. showlf\& terge loi s.t~ requfr~m,enu lh.11 re<ogn1ics thot wh,le 
one may target ~fie ,nclustnes, the nature of large tot demand and firm cl>aractt'r!SllCS Is highly variable. The 
generalued sue requirements summarize ~CV charJtu~rostb that arc broadly valul!d by me idenr,~ industries 
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FIGURE 24: INOUSTRIAl DEVELOPMENT PROFILE MATRIXS 
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As outtined ir\ the preceding table. site ,equ,,ements cao be grouped ioto seve,al broad categories The 
fottow,ng is a br,er su,nmation of the ba.,:k categories or site reQutfements: 

PHYSICAL 

• Site - latge lot dr.maod is defined in the co11text of this analysis as sites 50-ac.res or above Sttes 
of s,golftcantly larger "itle provide greater flex1bihty, as they can meet large stte needs as well as 
p,ovldong Che abol,tv co be subdivided. 

• Slope -1ndustnat development has a very l,mited upacitv to deal with slopes. Th,s is panicufarly 
true ,n arus such as Central Ore&on, In which the &eologv makes grading cosllv 

• Configuration - Rectc1n.gula, situ provide fot the most efficient layouts. Sites with irregulM 
configurations need tu be largor to accornmodace iimllar levels of development 

INFRASTRUCTURE 
• TRA.NSPORTAT10N 

o Auto/Truck 
• Interstate 

Hor,hway 
• MiJO' Arte111I 

RaJI 

Mfrone Pon 
A11po<1 

Gtnt:r.:tl AY1 .. tt0n 
• Comm~t,ial 

1niemateon,a,t 
• UTILITIES 

LQCAJIQN 

Water 
Scwl!f 
Nttur•I Gos 
£1Ktt101y 

T e1ttommun,c111ons 
• Map commuriClhOn). Up.ll(ity 

• 1toult ~Ult)' 

• r,t>tr opun 

• WORICfORCC 
locations'""'""' accepub•• C,.s, fl\Ct ol 1oc,ropnacety ,uted l1bor m1rl<e< 
Houslnc opc.ons lor ,.o<lcforc• •nd cxecut~ 

SPCCJAL CQNS!QCIIATIQ"fS 
• AY.)1f~t)1 i\V O\i\of\f'f' wtllint 10 St It ""'" " cons•Sl~l 0,r(f 

• Ownt<ship -w.11,.,.,nrn 10 hold, fron! 111fr•S11ur1Jft i,,w:s.tme-nts 
• flcx,b.. ty - Ab.•~v lO meet • vM,ety ol demand1 
• S,11' CM,l,ut,on - No1 nt<r<SMV, but cN-. ... '1>ould be II lust ,nclusive ol che cen,ru,ion 

a11eri1 
, funo,n1 - V1•boh1y ol lund,111 netHWry lt\frlflrurtur• co suPPO" dev-'opme<1t 

S1tes de,,&nlted to met1 th~ ,~ "'"Ill d~tMnd lor ~ loc 1'>du,1r..i -, should~ Ible to me<>t mcm ol 
the-.. mtttiJ whe,e p,xuul. Wh le phV"(1t end wortlOti:e iswn c1nnot ~ ~,1,ued by ilttoOO\ ol •n 
lnd,v,d ,JI"" ;d,won. thl' 11,n...,,n1 loc.luon.l cnle<.t !Mgely ,n~ inl,astruct .. l' invHlfflfflts, w cc 
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an be a<lov«ly lirgtltd to tnh111ce lht rupply of compet,11ve sites. Additionally, junsdkt,ons actively 
@ngag-.ng OtOPf!'t'ly o~,1, WI dtscuss,ons about lat\d pr1cto, lot configuration. and '""estments nec.essary lO 
make s.tf'S usab~ un p,ov,d• ~ conteJtt t0t ownetf ,,adlneu 10 sen their propeny 

Out,~ of sue~ conftgu,1t1on. Che fobowlng arf key <haracter1st1cs associated w,th a compeut,ve land 
supply lo, Cffltril Oregon, wh,ch should be considered as the criteria under which sites are evaluated to 
m;,e1 1denhfred need1. Th,s l,s1 of criteria relle<ts lnpu1 fron, EOCO. 

Availabll,cy 
The sire must be unde< owneohlp o( an entoty thai 11 willing 10 sell tho s ite at mar~et-appropriare 
p,1ctn1,. Sites controlled by un,r,otlv11ted or un,ealhtic owntrs are of lutte use ro, the stated 
community economic de,...iopmen1 objectives. 

ln/rascrocrure 
U1tlit1t1 - Mun~ip ti Wfler and sanhary sewer. ettttr.c powtr, natural ga, and telecom in 
<apacil.tes ncf!'dcd ro, weonc compa.n"-s or ,ndunries are critical The rankmg and magmtude 
needed lo, each vades lrom lnc:uwv to ,ndusttv ri nurly all ut11/t1H noted above on, not on 
pi1ce or p,o,,m11~ to the S4t~. • nd Without SOl't"le e,oH•ng unu~ed c_apacity, most comp.an.res wtJI 
not consider a communlly (or tllot site 11 ~l) funhc,, Mon private businesses, even la,ge 
ones, are not c0tnc1Mntal!y l!lCpefien«d develc,pc,rs, and even w,th e<perience their umelines 
(or pro~u are suth th.It they ,re unw,lllng •nd/a, vn,ble 10 wa,t while major Infrastructure 
pro1Kts ¥e executed by ovbloc ,ec,or cnc,t es. 

It111spon.a11on - Most P'OJfflS. w,th I few •wc@tt0ns. hav• scn1f,can1 transpo,tation and 
logt:Stics aspects fl~ ,irnpon~nc co note that th• curr~t uc•ss approval P<OCess in Oregon 
(whetht-r on a state highway or noel o broken and a Stgt\lfJCant baff~ to economic development 
,n general and large lot deve!<>Jlffl"fll sptt,foeally Th" Transporut10n Planning Rule t TPR) and 
relationship wtth lC.OC appro,,.,.ll. t1 sc,«ific.ally C.rf'.iting the grc~test pro~emfi for land 
do,velopment ,o the Central Oregon regio"-

Workforce 
Th,oughout the cri-county area.~ quo,,t.on for largt>r pro,ccts os first and fo,emon about 
quantilV of avad.lble wo,ke,s. Send or the Deschutes County MSA 1s often the smallesl area In 
the f,eld of consldt'tauon d unn, ~ <Ill' ~ion process. Q:uafity can d1So be an Issue, but at t he 
end of the dav, commuMi<'< hilM! Gu~ influence on eithO?<, at le•st at the point when companies 
come 100~1ng. The wrrent unl!fflploym,nt ,tatistiu, which Indicate an available war! force, 
could Indeed make Central o,~ allr.Ktive to prospeclive employe<> If therP are available slles 
10 actommodate them 

Education & Training 
Some companies •re -eenly interested in hlghe, education opporrun,ues both f0< the ove~II 
workforce 011d conlinu,ng education or lheu employees. That the Cffltr.>I o,econ roaion has 
been underserved for both hie her education and uaioing apponun,ties k a lK10< noted by 
sev@ral larg~ pro1ec1s ln the pas1 iu a concern. 

1ncet11ivcs 
While Orcgo11 i< 1101 • "b,4 1>laytr" 1n the mcenuves game nat,onally w state-. have., ploc" 
$~er~! incentives that lavor ldrge, <apital inten....... projects.. Speofically. few a,..,,, t,aw tM 
type of property l• • intentive, Orego11 offers that can exemp< these taxes for 3-lS year~ Ncorly 
all CcntrJI Orc~on lnduwlal areas ha,e access to these incentiveS through the entttP,t>e zone 
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and/or Strategic lnvestme.nt Program At the same time. Ore1011 does not have the type of 
payroll or ,obs·ba'Sed 1ncen11ves iva,tabJe a.s ,n other s1taces ,n the ,ountry 

B. GROSS LAND DEMAND 

From an ecooomic development perspective. Central Oregon se-elts 10 otrc, a range or readily developable 
sites that are supoortrve of regional iind statewide economic: dtvc1opmtnt objective-s. as well as 
competitive- with alternative reglon~ 

The clemancl fo r faqie industrial s,tcs within Central Oregon cannot bt derived using typic.ai employment 
projections by industry, extrapolating future an11c.ipa1ed growth s:,auerns b ased on historical patterns. 
Establishing and maintaining a competiiive large lot 1ndvscrfal inventory is intended to e )C_pand upon the 
ranee or Potentaal economic development opportunities that Ceniral Oregon can compete effectively for. 
Central Oregon as a reeion will be competing for large Jot recruitments wi1hin a broader come.xl that wiO 
likely include Idaho, washing1on ~nd Nonhern California. The following table provides a profile of firm 
changes by size o f enterprise within this broader area over a one year period. 

FIGURE 25: BIRTHS, DEIITHS, EXPANSION & CONTRACTION OF FIRMS, 2006-2007 

WESTIRN UNITED STAT!S (Co!llfarnlJ, Idaho, Ort.•aon, Washmgton) 
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As shown in 11\e table. fITTI\S with 500 or more employee, represen1ed 14% of 101al firms in 2006, but 47% 
of total empl()ymenl. Firms over 100 employees represented 19% of firms and 62% or total employment 
Wh~e the net change in es1abros1tmen1s in 1hesesi1e r,)nges is significanl, the numbe, ol births tnew lirms) 
exceeds the ne1 change in establishments by 384'4 For fomu w,th 500 or more employees, births exceed 
the ne1 change by SS4,., Forms primarily become prOSj)ectnre recruitment targets when they are formed 
or find their existinc raca,tles or business environment madequate. As • result, 1he nu-mber of births 
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(w'>d\ c1n include new firms as wd as rum, e,pan6Jlg into a new classilteation) Is a ktv ind,cator of the 
depth of porent,11 mark*! demand The following table ,ummar,tes a prof.le of firms by s,,e ron11c 1n the 
Westt<n Un.tes States ,n 2008. nus shows close to 27,000 lirms wit~ 100 or more employees, of wh,ch 
10.800 are ,n ,ndusu,es t~•t •re hisroncally cons,dered to be indvw,al 0<•enttd The notvre of ,ndvstnal 
sc:,ace uSbge '" h,g'°lly v1,1ibtt. and manv if'\dustnes not histoocaltv a-ssoetatNf wtth tndustt1ol si,aicc now 
u111t,c c~,s 1v1>e ol space An Ol!ample of rhis would be tndustnes p<eYIOU>ly ca1cg0<••cd under 
infortN,tton. w'h,ch would include maJor empk>yers that have receolly foca1td on ,ndustri,,1 sp;.ce suCh as 
focebOok and Gootl• 

FIGURl 26: P ROFILE OF FIRMS BY s,ie RANGE ANO l1'.'0U5TRY, Wesmm UNIT£0 S TATES, 2008 
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FIGURE 27: PROFILE OF FIRMS 8¥ SIZE RANG£ ANO INDUSTRY, Ct NfRAL OREGON, 2008 
• . . • ..... ,.,.,., 1w s1,.1ta.,.• --·-- - M "" .... - - .... ,., 250-,9) SOC>ll')9 

fOllt'SU''t', ftWflll,~...-. .... ;f .... ult~ .. ., , I I ' 0 0 

t,,;.1ul"C&, O\ltl'f"fi"'-~dOlil •liWib utJ_... II ' ' l ' 0 0 0 
Ulilir.1,r1 " " s • • I 0 • 
"""'"""- ..... l,l>IO "' 

,o, .. JO • • 
MarwfKtwnnc: ,.. IIJ Tl .. ,, 11 u l 
Whofua.le uJCSt •• ... ,. 

" " ' 0 0 
Rir.Ltlil IC'lo6': .. m ,,. Ill ., 

" JO • 
"T"'"""poira1,on•ndw~ "' JOI " ••• JO J • 0 
1nfo1111111on ,. ., ,. " ' 

, I I 

l-1rtM1C(I •NII lnU•rll'IUI •• ,.. .. .. " J , 0 
Rf;al tse.att ,1.NdfHI .. ~ it-,111( .. m .. II II 0 ' 0 
PtotflttOl\a!I, K:1tnllf1t. •fld lt'dll"loUll '-t,NJUI " ""' .. " ll 0 I 0 
J,,1111\tltl'l'tffU of COMO• l'l~I Ml4 1'ftC,r.r,,"t1 " u , 

' • l 0 0 

AdrninU'll.t ,v. ..cl Wppolt ,ndW.a-M• Mil"l •M "-~~ S,,.., J) UI s, II l) , 
' 0 

{«klUCJol\lJ Uf'\ll(U • " u 11 II ' 0 0 
t!N h h ur• incl ~ ... , M)IUIMA ... m ,,. as A) "' ' ' Altl,, tl'll tNll'll'Nfll, •"It tirtlOliOII ·~ " " • " l l 0 
Ac.totllttMMl.tl 11)" ,Vld 1000 \tMCl 1 .., ... "' . ... '"" " ; l 
Olti.1 W't\'ICU (1~c.ep1 Jl'\lbhC ldfflw•tlf~tlOfl) SI' JU "' !,.' .. • 0 0 

10tA\ H>tl I\U ':ittlOM ,~. .... L3l6 ... !<>& ... " II 
Plll<'tHlOI IOIAl 008" ,., .. 1lJI< ... ,. ,..,. .... 0 1'4 
1'QfAl ,Oii lH01Ai1'RIA\ ()ltl[N1TOS.f00RS ,. ... '·'"' ·~ ,., 

"' .. ,. 2 
IHDUmliAL•OIOlH1'_!!P(~ (Nf~I T~ ..... """" u s ...... L1" ..... 

0 "' 
~1(11 U $ C,t111.11 fh,IIClllt 

Fir,ns si,ed at SOO emt)lovees o, Jarge,. can be a geoeral proxy to, la,ge lot industrial site dernaod. l h.e 
Cc,l tr~I Oregon , egion c11rren1 lv accounu: fot 0...27% of firms or SOO employees o, mote in the Western 
Unit ed States. The ra1io of laq;e firms in Central Oregon relative to the ovetall number of firms (0.09%) is 
less chan half the , acio in the broader Western Uni1ed States (0.21%). Using the current orofileof firms by 
sbe in the Western United States and Central Oregon, combined with birth and e,:pansion patterns 
summari1ed in Figure 25, Johnson Reid can generate a model of annual large f•rm location actMty in the 
region. 

FIGURE 28: ESTIMATED ANNUAL LARGE FI RM LOCATION ACTIVITY 
Qntral West~m 
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Ass,uming Cenuat Oregon reta,ns ,ts current mu1 or firms, one could expect average annual large (i,m 
act,vity of 3 tocatlon decisions pe, year, or 15 over a five year homon. Not an o( these will require new 
sHes. as many will be able to expand at e.11istlng locations or lo<:ate in vacant o r underutilized existing 
facllh,es If Central O"gon's share of large employers mirrored its share o r overall employment, the level 
of annual est,mated activity would i ncrease 10 7 rirms 11 should be noted tha\ the demand for large lot 

industrial land is abo a function of supply. In other words, 1f no sites are available ro accommodate these 
vse<s the region wtll gel none or these use,s. What is modeled rs a prospective demand, assuming that a 
compet111~ Inventory •S available and ma.inta1ned. allowing the region to capture a "fair share'' of market 
a<t1vitv 

Economic recruitment be-ner,ts from some degree of mar$cet choice Firms evaluating prospective 
loca1ions •re a more likely to consjder CMlral Oregon 1f multiple appropnate si tes can be seen in a single 
trio. AS outlifled in the vis.1on statemen1. the regioc, is hoping to establish and maintain a ··comp eli tive 
ponfotio'" of l~,ge lot rnd1.JStt1.»I s1te-s Thi..s would include an uwentory of readily available and approprfate 
she) cons•stent with baseline crite<iai# alowing the region to clear t he inittal site selection screening To 
the e:vtent that multtote prospective site-s are available ,n the region, Central Oregon's competit ive 
position would be enhanced as site self'l<tors prere, to have multiple ootions before physically 'lisiting an 
•r u su,h as Centtal o,,gon. 

Buslntss Ottgon is mandated by ORS 197.7}7 (2) 10 "provide a locol government w;th scace ond narional 
,,end• information 10 assist in comt>lionce with ORS 197.712 (2)(o}."' The department has n?viewed the 
Ct-ntral Oregon area, and made the following recommendations: 

Glven ,ts current Sile and expected growth, ,c is not unreasonable to assume thot the 
regk,n being exommed os port of the runent Central Oregon Lorge Loi Etonomic 
Opporwnlly Analysis should hove a moc of large lot sizes for potencrol employers and site 
selectors to choose from. Such.-, nu~ would have at least multiple ready s,tes m the 200, 
J 00 ond 50-otre plus acreage rongits m ordet to meet eJtpetted 20 year fond supply 
needs. 

w orking with EDCO and Bu>iness Oregon. the following matrix of large-lot site need, has been developed. 

FIGURE 29: RECOMMENDED COMPETmVE LARGE LOT INDUSUIAL INVEl<TORY 

50-100 ACRES 100-200 ACRES ZOO+ ACRES TOTAL 

3 2 6 

j ---lf---~2 _ __,1--_ l 

Jurisdictions 
JO 5 2 

5---!f----3- -t---- 2 
17 

The pce,eding tob1e ,ummari1es whal has been determined to be • regionally and natio,,ally competitive 
pe,tfolio of large induwial lots. A readily avadablt Md developable lnvtnto,y ol ,IX large sites ,n at !t>ast 
three sepaft1te furlsdictioos will pruvid~ tor ,hoice ,o prospectivt 1ndus1ries or site 1-etectors. wh;le the 
table pre-sents both n shot1 1erm dnd long te"n ,ovento,v, lhc 1,hort tt:"rin inventory rs what Is relevant 
lrom a,, economic clevelopnu:nt perc:.pet.llvc. The longer term inventory·~ vJtue would be ,n ldent,fym1 
site~ that can replace the short terrn liwe.1\lOrv 11 ab>0rbed or ,I market r.ond1tt00S and needs shlh. Bas.ed 
on the projeued level of dem~nd ror the>P sites, replen,shmenl ol 1he 1n11entory w1ll l1<elv be needed on a 
regulM basis. 
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Maintaining an appropriate available fot supply that is readily developabJe is a key priority for the region, 
and strongly affirmed in the community \IISion. Pro;ectln& t he demand for industrial land in t his site ,a,\ge 
is inherently highly speculative, as it is a thinly traded and highly competitive sector. tn o ther wO(dS, with 
fewer transactions and multiple areas competing for these transaction.s, there is an unusuaHv hit h clee:ree 
of uncertainty in any forecast. The degree of uncertainty can be o ffset by emphasizing shon. term ready 
supply, with a mechanisn'l to replace supply In a timely manner when needed. While this may be 
achieved during a periodic review. there should also be provisions for' inore rapid , espoose if the market 
supporu iL 

In the ptofessionaJ op,n1on o f the economic development professionals contributing to this analysis, a 
competitive portfolio o f indusuial sites would include a collec.lioo or rarge induslJ'ial p~rcel~ in some 
selected communit ies, and a major, centrally loc.ated large•scate development nea( lhe feg_ion·s 
geographic and workf orce cellter, and where key infrastruc..ture is in place and has e'Xcess capacity. This 
would be optimally located on the oorth end of Send, b-1..,t i nfrc1strocture challenges will make this choice 
problematic for at least the short•term. The next most opt;mal location is on the southern end of 
Redmond, east of Highway 97. The a,ea h.>s few neighbors, possible secondary transport access and most 
o f t he monicipal and franchise utilities with excess capacicy. 

Another three large 1ot parcels available throughout the region tS also recommended as part of a 
competitive portfolio. These sites wotAd be 100 to 200 acres m size. and locat ed ,n three distinct 
jurisdictions. Recommended furisdicti ons i oclud:~ Send, Prineville and La Pine. The Ci ty of Madras ha.s 
available land within Its curren t UG8 for a large lot ,ndustr ial user . 

What is important from an economic development perspective is maintaining a,, inventory or 
appropriately siz.ed and loca1ed lots available to :he market in any given pe(ioct From a market 
perspecti ve. sites need to be readily develop\!ble with i,,frastructure in place or readily av-ailable, 
controlled by a willing seller and appr,opriately priced. While long term (20- year} needs are delineated, 
the critical issue is to establish and maintain the shon•term inventory. Longer t erm planning can aflow for 
sites to progress towards being available to meet short-term demands in futvre periods. As the 
p,ojection or needs for large lot industr iat needs is unusually specutat;ve, a focus on short•term needs is 
probably more prudent. with mechanisms established to allow ror maintenance or an ~dequate i ovento,v 
in the , egion. In addition. the Oiltu,e o f industrial demand is likely to c.hange over a t weo1v year period$ 
and lhe nature o f a regionaJly and na[ionally compet.itive pon.folio of sites woufd be expec,ed 10 change 
commensuratel y. Reflecting·this. a process to allow for ongoing updating and rerinement or the identified 
need for these types of sites should be established. 

The following are additional factors tha1 should be considered in est;1btishing and maintainii,g a 
competitive supply: 

It should be noted \.hat while Johnson Reid i.s evaluating large lol si te needs as independent o f 
t he need for smaller sites. the targeted emproyers are often "game changers"', which will 
generate a range o f associated site needs within die region for suppliers and support businesses. 
While likely smaller in scale, the nbility of the region to serve assocrated industrial growth is seP..n 
as critical. 

Land banking is r1 relatively common pattern In large lot industrlal land use. firms often seek 
sites that a re we ll In excess o f thei, immedi.:tre needs, but colpable of suppol'ting tater expansion 
or their operation$. Whcle tand l's being "banked" by ao emptoyer t.s no t cfeveloped1 tlus 
!te-QuesteJed land ,s nor av<1tlable to the. market and subs.P.quemly o r Hmited use in economic 
development efforts. 1n elf.ct, banked land should be created as though it were held by an 
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unW111ing/u:ncooptratrve self er. a, per earlier d1scuu1ons tn this repon. While it may serve tonger 
ce,m needs. 1l should not be co"'n1ed ,oward:s meeting Vtort le<m needs.. 

• Thf! ability to cosl efreccivety ~rve ~ttes With adequate ,nfrasm.1ctvre should be a key 
decermina-nt in 1hei, uscfulnen for t<onomtc development lndusrrial land iS charactenzed b"f 
re1aliveJ\* low valu01 per !,Quaie root, p1ovldin1 limited ability to be burdened wnh off--site 
infra-structure cosu. In addttion, even when fiscally vtable. infra.stnJCtu<e prollision may only bf 
available In a lime harne lhal Is tnadequ~tc to meet l.d~tdied needs. Certain industrial use,s c•n 
have s.ignllican1 ofh,nc lmpacti associated with the.lr o,perations. These operational extemahties 
may make tau,e tonflitls with neighboring uses, llm•ling lhe a;,propriale locaLioruif options for 
Lhese IVPl!.I or firms. 

• While the research indicates a ,ange of large tot site sites and characteristics afe nee-ded within 
Central Creson. a degree of ne,lbllllv should be maintained. re,ogniling the lmprec,sion 
mhere nl In twenlv year forecasu. A property 1hal would allow for a range of partitioning opoons 
for large 101 lnduwial would be considered 10 be highly desirable . As ao e,ample, a 400 acre slLe 
that can be , ubdivided Into porcels a, small as 50 acres would have the abilily 10 accommodate 
either a very large user, or a series of smaller usets. This would provide more nexlbill1 y ln terms 
of potent,af conflgurollons 1h00 two JOO acre sites a nd fo ur SO acre sites. 

Maintainffl& a c:ompetltlve Inventory o f sites In t he region will ,equire (egufa r replace,nent or sites as 
consumed. w,ch modlficauon1 made 10 de1erminaclon, of appropriate inventory based on available 
Inform.a hon ijfld ccriochc reviews, Again. par-t1cular emphas,s should be placed o n the short ·le rm 
Immediately available ,nventorv, which ts what is mostcr;tic.at in economic development e ffort). 

l'AJ. i 4S 
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Nick Lelack, AICP J Planning Director 
Deschutes County ~ o,munity Development Dept. 
117 NW Lafayene, lo end, OR 9770 1 

Larry Pederson J 
l ron Wolf Cornmun\ty Resowces 
17079 SW Tookbank Ct. 
Portland OR 97221 
RE: Large Acreage Site Demand 

Deru: Mr. Lelack: 

Changing Global ?.)arket factors huve brought significant changes 10 the profile of the industrial 
property and buildiog demand over the past fi fteen yeru:s. For example, warehouse properties 
have drarnalically ihcreased in size and interior ceiling heights (cube storage) as dis tribution 
takes on new dimedsions to scale and reflect the concentration of production in larger "global" 
pcoducrioa fociliti~i. Likewise, production facilities scale in size 1.0 produce in mass and 
compete on global icale rather than regional or national levels. 

As an example of the increase in warehouse dimensions can be seen in the list of the " historic" 
warehouse prope1tibs build since 1995; as foltov,,s . 

./ Albany-Tarket; 175 acre.s-1.3 million SF 

./ Hermis ton-f a!-Mart; 200 acres 1.3 million SF 

./ Lebanon-Lowes; 204 acres + l .3 mi llion SF 

./ Salem-Hom~ Depot; 50 acres 500,000 SF 
! 
• 

The total number of "warehouse" projects that have shopped Oregon, in the past ten years, with 
s ite demand over SO acres, is estimated at well over 55 projects, o~ around 5 warehouse "type" 
projects a year on a~erage. Currently, we have as many as 10 outstanding leads in this size and 
category. \ 

Manufacturing has i lso seeo a movcmcnl to larger sc.ale as demonstrated by the followi ng recent 
new Oregon compahies and eXpMSions; 

./ HiUsboro-G~ncntech: 1-50 acres 

./ Hillsboro-Solar World; ·1·7 5 acres 

./ Imel ExpanJion 
I 

Business Oregon rel::ruitment s1.aff cstima1es w" see around 15 "serious" inquiries a year for large 
scale manufacturini sites. Currently, we have two very active accounts omstanding in this 
category, code. nam~ Apoll<.> and DK. ln addition. we have 1m~1iple interests in an existing large 
facility outside oft, ese numbers. 

1 ns SVAYne( SI, ME. Stile 200 • SC>k:rn. OR 9730t-12SO 
so.:J-986--0 123 • lox 50J-S$1 -~11s, nY aoo,.735-,2900 • www.otegon.1bi2:.com 
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OveraU, we estimat . that ten to fifteen percent of all our recruilment leads fall inlo the large site 
or building categorl The trend, if anything, seems to skew towards an increase in the number of 
these large projec~J 
Given its cun-ent s~ and expected growth, ii is not unreasonable 10 assume that !he region being 
examined as part o~the current Central Oregon Large Lot Economic Opportunity Analysis 
should b.ave a mix df large lot sites for po1ential employer.sand site sele<:tors to choose from. 
Sucb a mix would ¥ve at least multiple ready sites in the 200.., 100.. aod 50-plus acreage ranges 
in order to meet e~cted 20 year Jaod supply needs. Given the complexity of placing such large 
users, maoy site seltciors will require the ability to review multiple options in the region in order 
lo redu<.:e the comm n risks associated with varying levels of enviro()IJ\ental mitigation, local 
government policy, ite avoidance factors and planned level~ of infrasrructure and utility 
investment. Pl]= "'J '.'" how~, s=rioM '"' good '""'" ,om =1,0,, 

Bruce Laird 
Clean Technology ecruitment Officer 
Oregon Business D velopment Depanmenl 



November 17, 2010 

Nick Lelack, AICP 

Planning Director 

Deschutes County Community Development Department 

117 NW Lafayet te 

Bend, OR 97701 

Dear Mr. Lelack: 

As a professional who works with 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 time 

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

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, w hich is an 

incredibly short t ime. 

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 l0,000 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 w as that for a city of 10,000 people they should have at a minimum 350 acres of 

ready to go industrial land. Current ly t hat ci ty 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 SO acres up to 100 acres with 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 certi fication programs are important. Companies and site selection professionals 

expect this level of readiness as a standard. 

Regarding Central Oregon, I find 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 indus·trial parcels. Having a 

sufficient inventory wilt 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 thdr 

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 locatlons 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 
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Nick Lclock, AICP 
l'lannlng Director 

~ ECONOMIC D EVELOPMENT 
~ FOR CENTRAL OR E GON 

Deschutes Councy Comm unity Development Dept. 
'117 NW Lafayette, Bend. OR 97701 

Oert.e N,clc 

I am wrinog 10 supporc the recent pilot project 10 expand the inventory of huge lot itu.lusu:,al 
Jitci in rhc Cco!Al Oregon region Founded neatly 30 years ago, Economic Oevclop rncm for 
Centr•I Orcc<>n ts rhe w-councy uca's primary business development aad recruitment 
org•nv:ooon Wltb four offi=. Ov« the put deade ind a half we have recruited R9 
maou(,cn,nnc ,nd lugh technology componies to the area and assisted in the e,-pnnsion of 
anoLher 67 trodcd sector firms, maoy of v,hi<:h are the tegJOJl's lorg;,st employers. With this 
foundot.ion of real world experience. we beucve E.OCO i, uniquely qualified '° provide useful 
morkct b,-cJ 1t1focmauoo 2bou1 the aced for iadustrisl ,nd speci GcaUy large lot .indus!.rt2l 
mvcnto.ry. 

Urge Loi Ocfioi lion 
Based on c,m~n, supply. wru11 compmio; • large lot can vary g reatly from communicy to 
community In Central O,cgon. For CXtmplc, • lnrgc lot in Pcin<.'Vitle, Madr>lS • nd I.A Pine is 50+ 
oc:rcs In Bend o r Sis1e.rs it is 5- lO •cru. hon, • matke1 perspective, 5-"JO ,cres is clearly not 
considered a large lot, so these prospcco,·e r roiects don 't look (or look long) o, 13end fr,ro 
locouon currently. 

Ulld ond inquiry •cciviiy poss,ng ,tuough IZDCO suggest ,Jw 20-50 acres arc considcrcd large 
lot, and lhcre >re:• llmi1ecl number of projects 1ha1 fa.II 1nro the "rncg;," ai1c:go,y cf100+ acres. 

Regional Jnd uotriol Lund Supply 
While some com.cnurutlcs w, dun tlic roi:ion hnve a beucr invc:.htory than others, for many years 
the ui•coumy •re• ovcr•JI hos hod • signific.•nt delicir of l>srg« induslrullly-=cd land mat u 
project r<ody. Ocnd, the lu gc:<c city and O,cgon's s•• largest rocuopo6cm stati;rical aret, h,1s h,d 
the le.l!lt invw 10.ry tn terms of torn! aettog.e, 1010 I Jorge lot indusu+.&l ond collll iudusui"1 land 
overoll •• o csao to e1nployment. M,m traded-sector compacies loolung to c.xpand or relocate to 
Or"llon r.buc will consider tbc Mwy 97 corridor ruid cenintl pan of the ,121c start with ~cud. 

(tedu1011d ues ntat" rhe cenc-r ho,h 11co11r.ophk0Uy and for the region-.&] workforce. Poe these 
reasons, ,long witlo on csrobluh•d rcpu,.oon for being respornioc rod friendly ,o business, i1j, 

often looked ot by expa11ding or rtlucww,i; comparuc• a:, well trnpo,,,uuly, it ho.< for m<1ch of 
the put cJer.stJe, effceuvcly it"•ed 10 SUPPiy a pOrtiOn Of 8<,nd'.; UlVCfllO()' of indusuul l:iml • 
sptdficaUy lorp,er Mrf~r.e. 

EDCO • 109 NW GrtcnwoQd Avera,o, $ult~ l02• Qeno# OR 9not • 800-342-405 · www.edcojpfp SQffi 
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An inventory o r large lot industrial parcels hos histocically exisced in Prineville and La Pinc aod to 
a lesser degree in M,dr.1$, which developed iLS fu-st new indusi.rial park io dec;ides about five 
years ago. Generally, the region hos inventory where the mukecplace historically has expressed 
the l~sc interest. 

M a rket D emand 
.EDCO is 1he region's clcarioghouse for traded sector exponsion and relocation projects, 
inclucfog la.i:ge lor jndosu:ial prospccrs. Over the pasr five J'=S, ,here hi.s b<:eo a smaU but s1eady 
Slr"3m of prospects looking for large acreages. Few of tl, ese projccrs bave locaccd in the rcg;on, 
in part ~cause of I.be supply issue. The most cecent large lot loca<ion decision in the cegioo is 
Faccbook with their selection of a 125 acre industciaUy-w ne parcel in Pcineville earller tlus year. 
If ,ill phases >cc built, nearly one million square feet of dai:a center space could be constructed. 

EDCO is currently working with 72 <:omp•nics that arc sttiously- conside.riog Central O«gon for 
e"l?ansion or relocation. Five (5) o f these ,vould ,neet the 20-50 acre " large lot" th.tcshold and 
th ree('.~) ,he 100+ acre "mcg•" size noted on the previous page ' l'hcsc are not just le,,ds o r 
inquiries, but rother companies that h•vc d,e cegion on the list of fim.lim, which we refer toss 
" pending projects". Lead or prospec, actiiri,y (i.e. comp•nies or site sck-<:tors just !ookiog) is 
usually chrec to four times the volume o r our pending projects Jis1. 

In our experience, industries requiting large •crcagc include: 
• distribu tion and w3fehousing; 
• dat;\ ccntc[S; 
11 renewable energy equipment m~nofactucing; 
• encr:gy produc,ion facilities (biomass, solar, gcn tbem,al, symh•tic foels) 
• high rcchoology (several sub-~ cto rs); and 
• general durable goods manufacturing. 

An issue the region siruggle., wil.b regubdy is the ability 10 inru.ket m ultiple huge lot locations to 
prospective users. With many options (depending on the geographic scope of the search - i.e. 
muJc.i-s~ce, national, ior.ernndonaQ we have seen a cesisui.ncc by site sclec:tors1 wrpornte reaJ 
escate. professionals ,and company repr.escntntives to invesr the ti.me nnd U'$9d to vi:-:lt the: ccgion 
without more: than rust one. or two large lots to coOS1dcr. G rt.,1rcr in,tentor)' (:lcre1ge..i.) and 
variety (comrnurtities) arc needed co better compete for , hese projec:s. 

Tt is also worth aocing that while i:nost communities offer bare land to new industrial employers, 
most manufocturiog and technology companies arc lookiog for existing buildings o r indusuiJ 
complexes 10 m eet their news. 1nis is especfally true today- when existing fnciliti.;s c.,n be 
purc.hase<l well below construction cosrs. Today, many companies ate simply looking for o good 
deal, ,nd one that will not ,equire them 10 get familiar with all s1,1.tc ~nd local building and 
development p,ocesscs. OftCn, an nccclcmted timeline oifered by an c.'l.i,ting building(cvcn if it 
needs modification), is also • driving «·•son along with lower upfron< capital expendirore;-. 

f ndustci-al Land Suppty C haF.tcte,istics 
The SJZC of an industrial p•u<d is ccrtaiuly only 01'\c of many factocs tn Lhe site sclccnon process. 
Aet:<..~s Lo uliJiUc:s, wockforce.. t.ranspo rt:ation, cduc~tion ·~\lid traJning scC\ilccs, and incentives arc 

EOCO • 109 NW Greenwood Avenue, Sujtt; 102· 8P.nd, OR 97701 · 800-J42-41J5 · www,,:;drolf1fg,com 
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nil impoctant location factor.s for large projects. I lowcvcr, .if there are ao viable, ready-to-go sites 
- somewhcre to physie2lly locate - I.be discussion about these ocher facto<$ never. s1.>m. 
,\dditionally, i( owner:s of iodust:riaUy-~oned 1,ind arc ""' motivated sellers it h:i,s the result of 
effectively taking th.osc lands out of the community's invcnto.ry. Tit.is ughost>' mventory o f 
having, but not r¢lllly having industrial land, common in central anti (:astern Oregon. 

O nce the vtabilicy of the site question has bt:en answcredl most large industrial users n«d Hccess 
to th e foUo-..,ing for a community to mo,·t t:o the nexi stage of considcution: 

lflfrascruc ruce 
lltilitirs- Munkipal waler and s.~nitary sewer, electric power, n~turaJ gas and telccom in 
capacities needed for specific companies or industries is critical. 11,e importance ranking 
and magnirudc needed for each vru:ics from indusuy to indusa:y. If oe-.uly all utilities 
noted •bove ,re not: in place oc ~cry nCllrby o c without some capacity, most oomponics 
will nor consider a community (or tha.t sate at least) further. Most privnre businesses, even 
large ones, are not coincidcatally c.xpcrienccd dovdopccs. 
T ['l01'porr;uion Mos( projects, with a few exccplions. have 5'ignif1cun u~n~porcation 
and logistics a":>pects. ft is import:mt to note that the cur.rent access ;1pproval pco ccss 1n 

Oregou (whetbec ou a s1,ue b.ighway or not) is broken and a barrier to ecoootnie 
development in general and forge lo t developmeot specifically. The Transpottatfon 
Pl•nning Rule (TPR) and rchtionship with LCDC approval is specifically aearing the 
grea test: problems in chc Cent:ral Oregon region. 

Workfoccc 
Throughout d,e tti-county area, ,he question for large, projects is firs1 and for<:mf>sl 
.tbout quanciry. Bend or the Deschutes County MS1\ is often rhe smallcsr .ceo in the field 
o f coosida acion foe a site scketion p,occss. Quality can also be an issue, but"' the .,..d 
o( the: day, commu.niries have little iot1u<".nce on either, at l~s1 at the po.im when 
comp~oii::s corne looking. 

Education & T,aiolng 
Some companies ace keenly imere~Le:d in higher ed.u.cu;ion oppo.cnin:im:s boll1 for d1c 
overall wor.kfoccc and continuiat educal1on of their cmployt:.cs. That tbc CcDtnl Oregon 
r~on has been under~c.r:vcd for both bigh~c edo-cntion and tr.:uning opporrunic:i<.--s is :1 

facroc noccd by several large pr.oj._."Ct:-- in the past as a concern. 

1 nceoti"-'eS 
\X!\,ile Oregon is not• "big pla)'ec" in the incenci"cs game nationaUy. tht state does have 
in place $ever.,! incenttves rhar favoc l:ug<; cap.ital intensive project$. Specift~Jly, fow 
~reas have tht: type of prc,percy las incencives Oregon offers thac c1a exemp1 these taxes 
for 3· 1S years. :N"ca.cly aU Ccotr.i.l O cego11 industrial u-cas have access to th(..-sc inc<:ntive$ 
r.hro11gh the enterprise zone progrnm. At the same cime, Oc~.gori <l= nor h~vc rhc rype 
o f payroll or jobs-bssed inccnuves >Vlllbblc as m orher places m rbc cnuntry. 

Catificauou, as offered through a local or state agency, cnn be hclpfu~ b,a in 0 11, e.pencncc Im, 
110c lJeeu a. brgc determinant i.o be.mg !,ble 10 :itttact nC\v, hirge 1..1se~. #I 'he cx-ccctsc cer1.:11nly has 
b.enefi:-10 .rd<ll'essmg issues. bur mosr of the comp:1rties and s ite s:~k~1ors h:wc: not mqturc<l :thoul 
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cerci6c2tion. Ill our e>,."pcrfoncc. those wbo are familiar wnh the lc.nn and process d t,n't know 
how its rigor compares to programs in o ther states. 

E DCO Recommendation 
The cur«n t process for inclusion o f large lot industrial is not wocking. 1\dditionally, rhe Centr.\l 
Oregon regio n does not hove a compcllin.g oumber of " project ready" large lot sites to lu, e large, 
prospects to the arc:,. As noted ea.rlier, the region h,os the greatest inventory where the 
m arketplace generally hos the least interest. What would be compdling would be a coUeccion of 
large isld us,ri• l parcels in some selected communities (not :tll) aod a major, c.enirally k)(;)ted large-­
$cale dcvelopmenc near the rc'gion's geognpbic and wo rkforce center, and where key 
infras trucrurc foutli.oed o n the p revious page) is in place and has ex·=s capacity. 

Addi1ion o f La,ge Lot Pa,cels to Sclec ,ed Communities 
F.OCO suggests the addition of lb.tee large lor parcels th.rough this regional approach, in Beod, 
Prineville and La Pine. Madras: cun:e nrJy has an area that can s.crve a 40 acre user and up to -a 200 
•ac use.,. We Sllggcst th•r these parcels be no less thon JOO acres in sue a.nd nol luger th:\O 300 
acres. Selection criteria should be based on: 

• proximity adjaccol to the c:tisciog UGB; 

• topogriphy ~o,·tc.l\•cive ro iccornmvd• ciog large industrial fuciliues; 
• proxirnily to needed infrascn,cture; and 

• mohmted seller with financi,tl strength to hold large acc°"gc parcels and extend utiliriC$. 

Cre atio n or Reginna l Jodustrfal Complex 
Fcom" marker pe.rspec1ive, the logical ph ce 1.0 locate o regional facility. Cemral Oregon's 
"Research T nangle" would be between Bend and Redmond. Since sud, a developmcm is 
ineo,i.Sll;I~nt with OrcgQn's land. u~e 1.,ws, t.he se<:<>l!d mo ~ oprlmal k....,.tion would. be 01\ the 
no1'th end of Bend. T ranspo rtation. muniap2l wate.r. !..11n.irncy sewer .and natural gas infrastrucrure 
chalJcnges discovered during the devdopmenr process fo, the City of Brod's Juniper Ridge m..J<~ 
lhis choice pro blematic - a t IC2St fo, the nen three 10 five yeacs. 

The nexr o pti.mal locntio n for a deveJopmcm to me« regional demand for indusu1al pro perty is 
on tbc southern end of Redmond, east of H wy 97 . The area ho$ few neighbors, possibk 
secondary rransport 2ccess and mosl o f the municipal and franchise utilities "i,b excess capacity. 
It is a compelling location in u,.., m:i.t,ke1p lnce. 

T he supply ofla,ge-lot ind \1Strml l2nd should be reviewed by the region's ,ities, C\)UOO<:$ and 
economic developmenr o rganizau.ons penodic,.Uy. We sugges, a five (S} yea r cimeframe for re, 
evaluation. If the invcn1ocy has no t bee.a absorbed, then no changes ore made 10 the supply. 
Cor,•,erscly, p roperty acq uired by end \!Ser s d.ucing that cim.e wo ul,j b~ repl~.ce4. 

Thank you for U,e opporrunity to pcoviclc commen1 and suppon for thsc process 10 expand !he 
region's inventory o f large indust.rfal parcds. l t is on imponanr initiative LO help the rcgioo 
diversify and ,~..build its cconorny. 

Sin r.erdy, 
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Roget]. Lee 
Executive Director 
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0(SCHIJ1'S COUNTY I CtMIV,t OH!GON lltGIOMI I.A.Col LOT COA 



INDUSTRY FOCUS: DATA CENTERS 

Communit:Y: Quincy, WitShingion (Grant County) 

Population: 2000 S,044 I 20l0·6.7SO I "Chanae: •33.8" I Num~, of SO• acre 1ndus1nal 11101 absorbed 1990-2000: O 
I NumMr of SO• acre mdustt1al sites abso,bed ,,, pan dt<ade: 5 
\ Numbeor of SO• ac.re industnat sites now 1va il1ble: 6 

Kev lndumv Site location Factors: 
Proximity to large capac•lV. low cost powtr 
Access to munictpat water and 1ewel' (la,g, capacity~ 
Miss,on critlul telecom infrasuucture (speed and capaCttv) 
l,1rge acreage lndum;..1 sites (with pro•imttV to u1,1t1,es) 
Climate conducive ror lower cost cooling 
Meanlnglul incenlives, tax cltmate 

Economic Outcomes 
tn 2004. th• rural town ol Quincy, WA was essefll1dlly 100% agrlcul\lor,lly based economy In• county with 
some of Washington's highest chrontC unemployment rares The comml1nltv had no technOIO&'f 
compan,~ operating chere a.nd, as a re.sv4t, no, local technology jobs PovcrlV rates also rnnked a1riong 
th~ highcs11n the state.. 

A tcey as~l lhe community did have that ahgned wetl for the data center industry was the fnct that ,1 had 
ov~ SOO megawatts ol stranded electr.c power capacity resv'ting froo'\ closu,c of several foundries within 
G,,.nt County Ratts set by the &ocal PUC were atso very auract1ve for large ustrs - among the lowest 10 
the co.,ntry 11,e communtty and co.,nty overall had numerows large industrial slits th01 could 
accommodate s,gn1focant pro,e<ts such as M,crosort's l.S mi111o<1 squar< fool data center l.lclllty 

Today there h~ been an 8 ~,c~ntog~ pemt ,mpr~mtrJt m 1hr ur~mpJoymtnt rolt and s,x mo1or 
rtchnologycomponief (Y•hoo•. M croso't. Oefl, lntu,t. f-Moh,le & Ask com) have a p,esencc in Qu,ncy 

Legend 
si.--, 
1W 
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While critin (most of which are outside community) make arguments that the jobs produced for the 
electric power used is a poot economic development tradeoff, the reality is that these centers would be 
buih somewhere to accommodate market demand for mobil e devices. online computing capacity and 
Internet ·based software and professional services. The communiry, via its foe-al and professional 
economic development organizations, had tried to attract other industries with httle suctess. The data 
center industry has brought sustained economic activity that i s benefiting rnost residents. 

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

• 52.9+- billion in foclliry construction and IT infrostrucwre invescment 
275 overoge construction jobs since 2004 /pecks exceeding 600) 
200 full time direct hire posffions with technology companies 

• 250 f111/ time conrroct employees for focllir.y mointenonce (ongoing) 

Cap;tal investments alone from data center development have added considerably 10 the local property 
ta)( base. which SUPPOrts local government. schools and special district s. 

Of importance was the fact that Washington's lancl use system was able to accommodate s1x new large 
acreage indvstrial users in a very concentrated timeframe. Oregon's current. land use law would neve< 
altow a communitY of 6.000 residents to have such an inventory, espedally given a historical lack o f 
demand for such development property. Nonetheless, the availability of this inventory was integral in the 
area attracting major new emptoyment concentrations. 
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INDUSTRY FOCUS: HIGH TECHNOLOGY 

.- 7 Co mmunity: Hillsboro, Oregon (Washington County) 
, , ~ l , ' Po pula tio n: 2000: 70,187 I 2010. 91,611 I % Change: • 30.5% 

j l J ' Indust ry Tar6tl: lilg h Technolocv ' , J Numb tr of SO+ acre industrial sites absorbed 2000-2010: 6 
\ l

1 Number o f SO+ ~ere Industria l sites now available: S 

l • I 

Kev lndu,try Sito Locotlon Foctors: 
• Pro)(lmltv co lorcc 1,owcr c:o,wcitv tit tow co~t 
• "c:cc, ., ro 111unh:l1,nl wolcr ond sewer (l"'rge c1:1pacity) 
• Largo ocrnDl{O indunrlal )Iles (wi1h pro,dmity to utilities) 
• Pro)( jmhv to tcc:hnlca1, sc1e1,t1ftc talent (e>tisttna critical mass & higher educationt 

Meaningful lnctnt1vcs, tox climate 

economic Outco,nt s 
HOll'1, 10 11,1 01, Hillsboro ha\ l>een 1,1,nning lor Arnd wo rking l oward growth or •ts htgh technology 
f l'nplovmel"1t best IOI' 11'0r<t 1han 25 yoars u1m,,"g:, large and rcncwab~ resource horn i1s C.oas.t Range 
w fl tOr \hN'i, Hilf•bo,o 0 Hc,s 1hc 1t'mlcondut1or. blOK.1ente and rcncw,1bfe energy equipmenl 
,nnnufnr.tvr,ng lndu1trv a vdJuablc ,o.,ourcc fo, r,.,oc.css wa:1c, Addihonally. the community is 
SI , f\ l egic-!lv IOr!lf1<'d to cap i1Hnihci,nt r l('(t• '(' powc, 1ran~misst0n capacity in tile' Portl.tnd metro area. 
whrth 11 ol•o a-01 hrr comn,on th•Nd In h,gh 1echno10ev manufac1 urine. 

Intel opened 11, lltll Hillsboro foc,li1y. H•wthorn Form ,n 1979 Thi, campus was followed by 1he0pe""'g 
of the Jones Fun, loo1lon nor the o,rpo,i ,n 1982 and 1he Ron'<!t Aero loouon ,n 199• . The Ronler 
11(;101 dtvelopmcn1 wn the re,ul1 of• substonual effo« by the C,1y to u>emt>I<, a"'" with multiple 
ownerships 10 p,ov,dc for a 1ar1e 1011ndu11111I opponunow Alona with s~eral "1'allercamouse1.1n1el 
Oregon hed app,oKlmatclv 1 ~.soo c,mployees. ma~,ng ot tht largesl 1ntel 111e "11d the largest p,·vote 
employer ,n Ore,on 

Intel , dlret1ly a, ,nd,roctly ro>POnS<olt lor more then 100 sp,n,o/1 h,ah technology com-ilnd h,» 
playtd • IC!~••& role ,n jllfiCM& 01he, nat,ot1ill ond ,ntetnill,O,,ill high tec:hnoloev m•nulacture•s 10 the 
H1ll1bo10 ., .. (TOl Ame,oc• Tol<•I C.rl>O<I, UIIICO ~mlCO<IOU<lOt. f(I Coml)M>y 5,un M,crosv,te-ns. 
Eoson. ti< l 

s;gn,lan1 cap,1i11.nve~-•u ,n ,nf••w"''"'" ..,..d phys,ul plan1 chorac1e,,1e 1he1e t,,eh tec~v 
(Ofl'\p,lnic,s. for the~ rt'•I0'1s. l•rgt ,...,.-wr.fd •ndu>1n1l 11tes a,e rtq,,ottd lltcer11 .. •mples ondude 
pham>-ut.ul glilnl G-Kh (7) «res). SIM• Wo,ld (93 ac<tsJ. ••d TroQu,nt (32 1cres) In 2007, 
SOl•rwo,ld -'G 6'<1\t eO tht ~om.itw s•liCon wal•• Pf'O(luwon fac,i.ry ·• H, lsboto Tht Korra:su Stte" 
l:>PtOXo<Nltly 9) Kres IOI.II. •~d ,r1<1udcd •80.000 s/ m1nulactuhnC Ind lpf)f'O> m.Jttlv 60 acn,s of 
excess l~d for .cld,t,on,\l lilbs or suppo,t ll<l•ldonc• So11·Wo<1d ~s s,nc• buo tan 1dd,tional 500.000 i.J 
modu'e ~l<tutu,a lac,1,tv on tht l~t Tr•Qu,n1 S.m condv<tor, hH 132 acruorl)Otatecampus ,n 

H<llsboro. wllt<h m.onulacturts sem,,co~Juctors c• • 10 6 • willet>I ;i · d offt<1 lntt&r .. td tt<hnoloa,es for 
Wfl'eltss •nd l>ilse \lit- commun c 1,ons •pploc.i,o• s Comp1-te •"C•neerinc des•&r1, manuf.ictur,ng. 
test,ng, rtstarch ••cl dev,t~t ••• orch,cltd al 1h,1 IJc,h1v T•,Qu,nt hx co,,,l)lettd 1htt expons,ons at 
thttr H,11,t,o,o HQ s,nce 2006 
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t-tlflsboro ha\ conlinu1d to pla,, tor fururt 11,dus1r..af de-vek,pment of ,a h gh te< hnology dlJ'Ster. The City 

h1111tratc-31ully focused lndu!tu•,1 dfvelopmen1 t"ftOtH• '" the northe<n \KttOn of Utt City a.nd ,s 
supporting 1h11 dec,s,on 1hrou1h 1onlng. indusu,a,l ,nfr1structurt,, and 11ansportatJOn a«ess Oesp,te 
h1v,ng opproxlm•l•lv 8SO 1dd•tlonal bulleable a<~s with,n the c,1y'1 NO<lh lnduw.-1 Area (Shute. 
Evcrg"en, Ind Hel111!t•1 lndustr1a1 Areas). the s,tn have been l\ampered bv multiple owr.e,sh,p patterns, 
wetland, and natural ,,sou,c, iu~s. and latk ol lnfr,stru<turf. 

The uty has completed a mategv mttod!d to p<epa,e app,olCimatelv 700 wes ol v.Kan1 land ,n 1he 
North 11\C/usulal &•ti (or development . fho 1tra1egy oddrn"1 tho \c,y cha~g011o~eloomen1 ,n th,s 
ort'a lncludlng 1nf,awuctu1e conc~t cl..••Jn and lund,ng. m1t1ga1,on of w<:1l1n,J, and "'""'onmt'ntally 
St'n>ttlvl! r.nd1, and land as-,,mbly fw.tto l'e goat ol proV1ding a 100 1<re 1,1e 1h11 ,s 1ruty "shovel ready"J. 
The citv also rul1tes that h,gh qual,ty and rel, ,ble ,nlt..iruc<ure froads. water, s~ ....... e,tt'111C1ly) Is 
necessary. Mlhons of dolla<s .,. ~ • ..,. ,,,.Mted, or.,~ programmed for inves·,.,..,nt bv local utjfoty 

suppl1trs ,n phHts O\ll'f I ht t'lt).t 10 vt•rs 10 ,ccomotclditr d~rloPfflflll ol 1hnr k,ty ,ndu~ml ~.,ds. 

WMt Hollsbo,o ,s ont ol <he best 00~1,one<i co•nn11,n,t1tS ltorn •n 1nduslr,.1 land petlpecl..e only two or 
thrte Olhef optk>nt ~_.._,,, fCH lJrct IOl 11StfS 1n w,1t1m c • f"i.,, thr g,,,tr.r Portland .are•., metro with 

nu,tv 2 million res,d..,ts 

Th•t Hin,boro Is pr~•"'111 lo, !ht lutu,e w,th an .._,ory ol to,ge-loc lndu\tn.,l land oos,t!O<li • for 
l,.,ture success II IS hatd 10 ,~,·~ t,o.., the comn,un,tv c01Jld ..:c_,_at., addil.!Onal large 
t«hnology·bo~ CO"'l)Ml ~s (either th<oup, rec<Uttment o, from orpr,, 1ro•th of ~,no111 b®nesse1I 
v.llho<lt Mh •n inventory. 
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Community: Auston, TX (Au11i n County) 
Poputat,on: 2000 656,562 I 2010: 790,390 I % Ch•nge •20.•% 
Number of SO• acre indus trial s iles absorbed 2000·2010: xx. 
Number of SO• acre industrial sites now available: 11 

Ke y Industry Site Locat ion Facto,s: 
Proxmuty 10 lo~_, COpo(~ 0 1 low COfl 

AU<SS IO ffl<Jn<,OOI WOltr ol'ld ,ew,, (lot9< capacity/ 

tOtg'f! OCI~. l/'ldUS(l,ol Sitt J (Mnth ptOMtm»ty IO u(il,t~J 

Pronm ry to ttchn,col. sclt!nt,f,c to~nt (tnst1t19 crit,,;o/ moss & higher tducorion) 
MtofW)(J}ul tner ntl\fil!'l. rox cwnotr 

Economic Outcomes 
Aust ,n ~ consldt<td 10 ~ • ma1or na1,onal centN lo, heh u,chnolotlY developmN11 and manufacturing. 
Amooa •ts largc,,;1 employtrs • •• Dell, Frtt1Ult ~conductor, IBM, APl)4e , Advanctd Micro Oev,ces, 
s,1,con ~,. HtwleU·Pu~a•d, Gooale, AM O, Al)l)lotd ~ ttnals. urrus Logic. Cisco Svstems, e8av/PavPa1, 
8.,owatt, 1n1~. S.rnwng. S,l,con ~bofalC)toH, Oracle and R<Ki.wace 

~ J)(oloteuuo" of technology con.,,.n,n has ltd 10 1he ,egoon's noc:knamt, *the 5.r,con Hills". and 
SPUrred deoelopme n1 that has greatly t>l*'ded the otv Aust., is also tmtt&Jnc Ma hub for 
oharmaceutiul an d bio1echno1o&v com1>1n.H. above 15 comoa•>l!i in the ~ien<e industry ,re bastd 
in Auit1n 

While the pre ,mce ol some ol tht co,npanlts no1td occ,,s., more .,,,.,,....,e d-4opments (hog/I rose 
bulld,ngs on • downtown loc.,uon), the m•JO<•IY ol 1echnologv emplo~-e<s ,nth~ Aus1,n i'O ~ve 
consldt ,ablc space lo, 1heor optt1toons 

oucwu,u couNrt t c, Nn At 0111 c,o•,. H, cm , LA,.r., l • EOA 
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INDUSTRY FOCUS: WAREHOUSE & DISTRIBUTION 

Community: He,m,ston. Ore1on 
Populatlon: 2000· 13, 1541 2010· 16.795 I %Change: •27.7% 
Number o f 50• acre industrial sites now available: 8 

Hermiston is a progress,ve, g,ov1th-onented u,ban center for an area based economic.c1lty on distribut.ioa 
warehousing. agricultur•. food processing. utilities ;ind other light indUstry. ~trally located. Hermiston 
has become a 1ranspar1a11on center accessed by Interstate Highways 1·8• (east to weSt) and t-82 {north 
and south) as weU as ,a,I and rivet uansoortation systems. As weU as large propenies up to and i:ndvdi.ng 
a 300-acre sue that 1s subd1vtdable with n,lroad spur frontage. The City will work with develQPers of 
1ndutt11aJ and comme"iaJ business that create job OPPOrtun,t,es for local cni1ens to assist wrth location of 
1nfrastruclure to appropnate sites. The Port of UmataUa has helped in the development of industrial parks 
in the area. and has recently attracted a newAmazon facd1ty on their nearby McNary property. 

Key Industry Sit e Location Factors: 

• 

Clton water 
Econom;c.01 Power 
T,ansportorion occess (tnrersrore ond Co/umbio R,ver) 
Adw,nced communicoriot1S 
Room to grow 

Economic Outcomes 

The Cttv of Hermiston strong locational attnbutes and readily available industrial land supply has 
supported growth ,n agricuttu,al processing. utilitie i and dls.tribution/warehous,ng Ma,or employers 
include: 

Wol-Motr Oistribur;on Center - 850 emp/oyees 
tomb Wesron - 700 em,:,toyee.< 
Hermis1on Food• (NORPAC/ · 500 em,:,loyees 
Marlene Hon>('S - 450 em,:,toyee, 
uni<Jn Pacific Roi/rood · /J IS em,:,/oyees) 
Good Shr pherd Heot1h Core Synl'nl • (3S8 em,:,loyees} 
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Community: Morrow Countv. Orccon 
Population: 2000. l0.!195 I 20]0. ll,l7S I % Change: • l .6% 
Number of SO• ;1cre industrial sites now avallablt· 2.500 subdividable 
ac,·es 

The Pon o f .Morrow ha5 lcd ,conom;c developme,m eHor1s wlthin Monow 
Countv, The Port serve~ t he lndustnal (ommun1ty by coot1nually 
developing hs Lhr,tt indusln81 parks, ond offers asslsta11ce with financial 
se.rvrce:s. Connections to the focnl labor m1trke'I Are olso provided. The Port 
offers fndumlal building sites from l Lo 2,000 acrH In size as an ccor>omlca1 
alternative 10 metropolil an area.. 

Key Industry Site Location Factors: 
Cleon wct~r 
Econom,cot pow11r 
rransp,ortorion OCCt!SS (lntlfltOlf Cftd Colvmb,o R,verJ 
Advon(ed commmncocioM 
Ftoom ,o grow 

Economic Ou tcomes 

8u1ldi,ng on •u ,eput.auon u a promntn' rooc:s proc.e.ulng cemer, the Port is also home to fiber and se.ed 
proctu•"i 111dustrics. lumbc,r processmg and transportation facmttes. PO<t tenants lndude: 

• McGinn 8ro1ht-rs Truckiog 

• Mom,w Cold Sto,age 

• Devin Olf 

• Oregon Ha'( Coml)any 

• Oregon Potato 

• Pa<tllc Ro(k Prod.XU 

• Port ~ew Ranches 
• Rrvercren Fa.,ms. Inc 

• Tidewater Term•nctt ~vices 

• Vanc·o 

• wa,u Brothers Re-Pack Facllltv 

Oli!iUOJ l Ut Ce>UNIV I C1 Nll,A\ Om .,,,v'4Rr r ,r;: '..t4L I A"G( LOl EOA PACI 66 



J 
Community: Reno, Nevada !Washoe Countyl 
Population: 2000: 180,480 I 2010: 225,221 I % Change: • 24.8% 

I 
I The greater Reno, NV area has g,own over the past two decades into a significant 

, \j fegional disuibution centef fo, 1he West Coast Its geogtaphic local ion provides 
optimal ser"Vice to a six to nine·state area. bur most strategically to California - the 

1 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 oear1y 13% 
of aH jobs. The area has established a large Foreign Trade Zone (ITT) of nearly 7,SOO acres and many 

large•scale <fistributton centers have a presence in the Ret10· 
Sparks i!rea including: 

' 

• PetSmart {990,000 sf) 

• MEPT USA (700,000 sf) 

• Kmart 

• JCPenney 

• Toys R us (300,000 sf) 

• Barnes & Noble (642,000) 

• Hu$qvama 

.. US Ordinance 

• Palagonia (171,000 sf) 

• Walniart (890,000 sf) 

• Urban Trends (clothing)- 430,000 sf 

• Sherwin-Wilhams 

• Starbucks (160,000 sf) 

• Snap-on Tools U 20,000 sf) 

Several of the large scaJe <fisuiburion centers have locate-cl in 
the Tahoe•Reno Industrial Center (TRICJ, a 110,000 ac,e 

indust6al park is among 1he largest in the nation. Since 2000. TRIC has anracted S3 companies and 
coosttuction of nearly five million square feet of warehouse and indusuia1 buildings.. The park also 
markets that it has 900 megawatts of power available lor ~ .. ~ ~> • 

,,.-~· wiJ 
companies. The developmen1 is well served with rall and ... ~J:"- 1, 

highway access, but prior to Its conception, che ,ural area ... ~ 
east or Reno had no historical industfial development -
giving credence to ,.he "build ii and they will come• 
st ratesv employed more ramously a, the 7,000acre 
Rl?Search Triangle in North Carolina. 
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Comnwnny Salt Li,t C,1v. Utah (Salt Lakt Coontv) 
Popul,iicl<I 2000 S98 387 I 2010 .029.6SS I "Change • 14.6% 

Kev lnduSl,y Site Location Factors. 
Stmcgic gcogr,ph,c loc11,o,, lo, tt•get =uooofitan mao1<ets 
Access to fTiuhfple jntt,sute ,n:t ,1il 1ransportatioo svstems 
Avall1blllty ol lOw cos1. larae acruge land 
Mtanlngful lnctntlvu. IU cllm.tt 

!he Sal1 Lo~e Cilv. ur •••• 1s gtogr1phlc,lly posi11ontd 10 s-an tleven•sta1e area in the Western U.S. 
with one day truck scrvtCe - makinc It a hub for rhe natlon·s disoibution industry. Kev factors suppon,ng 
UtiJh's stotus as a distrlbu1.on d~st1na1,on ,ncfudt an ~tensive freeway system wi1h more than 43,lSS 
mirts of hfghwavs and roads; ai major ra1tsyStem with mo,~ than l.400 miles of railroad track stretching 
throu9hout the state. 1n interna1,onal a,rp0rt handling ov~ SSO ""moo pounds of air c~r&o and air freight 
annually Soll Lake C•1v Is also a C~toms POrt of Entry. setv1ng as a full-servoce oort c,tv Utah"s low 
optret,ng cosu and available labor ro,ce make Utah an attracuve locauon for the distnbutlon industry. 
Over t,SOO trucking companies hav• a P,e1ef'ICe in the Stile 

A l0<1g list of companies havt large S<.aled1s1ribution operaoons in the greater Sall la'te City a,ea. 

r 

00,( ttUIU(OUHTY IC, ntAJi.Otr ,.R ~l• I l 1£0A 

1nctud1og: 

• The He,shey Company (chocolate food 
producl>) - 600,000 sr warehouse 

• Overstock com (coniumer products) · 
9SO.OOO st wartho .... c 

• Sephora USA (btaUtv produm) • 320.000 
sl warehouse 

• U.S Foodservoce (whol.,.e lood products) 
- 26S,000 st w0<eh°".e 

• Huish Detergents (orrvate la bel 
detergenu) - 200,000 sf warehouse 

• kon Health & Frtnes, (e,tmse equipme.n1 
mfg & d11wbu1,on) l00.000 sl fac,t,ty 

• Ufttomc, Product (sf)Ott.S equ,pment mfg. 
& d~tribut,on) 2 6 n•l'oon sf tomoleit 

• Nestle USA (Pild<>ged frozen foods) 
• Men1 Med,nl ~vstems (n>ed1tal delicrs. 

supplles) 
• Nu S~ln Ente<pmes tbeautv produ:u) -



~,1. 400.000 sf warehouse 
• RC Wdey Horne furnishings (lum,wre manufacture and distribution) 860.000 sf warehouse 
• ICU Medital (rnedical de-,rices and supplies) - 450,000 sf facility (140,000 sr dis1,ibu1ionl 
• Walman (large sca le reraiierJ 
• E,,ston (sponing goods) - 1•0,000 sf diS1'1bu1ion 

Salt Lake C,ty and surrounding communities have planned for growth of this indu)try, which has seen 
considerable expansion in the pas, 1wo decades... Nearly ,u of the distribution cen1eri noted above 
requ,re large scale industnal parcels f0< inftia l building$ and future growth. 
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APPENDIX C: CORRESPONDENCES RESPONDING TO REGIONAL 

ECONOMIC OPPORTUNITY ANALYSIS 
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May 17, 2010 

Nick Lelack 
Deschutes County Development Department 
1300 NW Wall S1reet 
Bend, OR 9770 I 

Re: Centra l Oregon REOA 

Dear Nick. 

I am writing t,)day lo provide comments on behalf or 1000 Friends ol' Oregon on the most recent drafi 
of the REOA. As I mentioned at the end our 111,1 m.:.:ting. "" support the basic principle behind the 
REOA effort: coopl!rative efforls on land use decisions in order 10 improve Cemral Oregon· s 
economic prospccls. 

Our primary concern with 1he curren1 draft is that it not only foi ls 10 comply with the land use law, but 
it is inconsistenl with important policies behind those laws; policies thm are sound principles of good 
governance. Our concerns center nround Goals 9 (l.:onomic Developmem) and I 4 (Urbanization). 
rogether, these Goals requ ire ci1ies 10 examine larger c,,)nomic oppon unities in light of comrnuni1y 

character. strengrhs. weaknesses, geographical and natural assets, market opportuni1ies. labor i'orce, 
in frastructure. and other qual ities. Regional coordination is required, and regional planning is 
encouraged. The principle behind Goal 9 is 1ha11he EOA provides llie basis to dete,m ine 1hc 
economic oproriunitics 1har would be most e ffective to pursue. In other words. Goal 9 requires a 
region 10 iake a realis1ic look a1 itsel r in the larger economic con1ex1. to determine wha1 it needs 10 do 
10 be economically su<;<;<:ssfu l. l'hi, i~ a sound principle. 

Speciticall). according to Goal () an EOA should look al 

inventories of area, suitable for increas~d economic growih and activity after 1aking 
into cons ideration the health o r the current economic bnse; materials and energy 
availability and cost: labor market fac tors; educational and technical training 
programs: availabili1y of key publ ic faci lities: nccessa,y support facilit ies: currenl 
market forces: location rel:uive 10 markets: a\/ailab ili1y of renewable and non­
renewable resources: availability o fland; and pnllu1ion control require,nems. 

OAR 660-0 15-0000(9). 

Ce lebraling Th irty-five Years of lnnovalion 



With 1hi~ fat'tual basis under Goal 9, Goal 14 directs aJunschction to detenn111e who1 cnpaci1y is 
nc"<:d1.-d 1<, accommodate that grow1h. The copacil)' m • ..:d should grow ou1 uf tho: facts: ii 1mgh1 be in 
the f,inn ofne" land, or it might be u,ins C.\isting l,llld differently or more effi.:icn1ly, or ii migh1 be 
using cxis1ing v:i.:ant buildings. or any combinalion of those op1ions. Or. the "capaci1y"' needed 
migh1 he in 1he li•nn of better educ.~lion .,rc:itizcns. "r 11nprownients 10 kt:y infra.~tructur.: such as 
rail. For example. if lhe goal b lo bring in high 11.-ch and hioscience. different capacity and 
infrastruclure is needed 1han for mobile ho111e man11foc1uring or server forms like 1he Faccbook 
insralla1ion. Looking 31jus1 one i11du$try sector. every sol3t-relatcd business 1ha1 has locmed in 
On,gon h~ done so inside C.\is1ing urban grow1h boundaries. and in some in~iam;e:s (such as Solar 
World in I lillsboro). using ex,sling bui ld ings as well. 

Unfonuna1ely. rhis Draft ~OA fo ils 10 rrul~ addr~ss these basic principles. /\hhough II includes man) 
~rirical facts. such as 1he strenglhs and wcaknc~sc~ ol various nrcas. 1hosc facts arc OCll ac11Jally used 
to ana lyze 1l1e poten1ial rhey crea1e. Th.: , 1r.:ng1hs and we:ikncsscs arc no1 con~1dcrcd in light of the 
larger markel forces: they are merely n:ciled. Funhcr. po1c111ial ly cri1kol dis1inctions are 1101 made. 
such as 1he difference in the percentage of people with college degrees in Bend v. Madras. nnd what 
difference 1ha1 mighl make i11 1hc: kinds of businesses 1h~1 choose 1rnc 1own over 1hc 01hcr. and how 
1hu1 ,11igh1 innucnc~ 1hc location ofa lorgc 101. There is no anolysis ofwllc1her any of 1hc s1rcng(hs 
oml w.:akm:,,,cs would ac111ally cau~c an) lnrge ~mploycr l(l lo~~tc in Ct!nlru l Oregon. And. rhcre is 
111, analysis o r 1he needs those businesses \\ Quid have. For e~ample. some lurgc ~mplClyers, such as 
informa1io11 1echnology businesses or blo1ech. may house mony more emrloyces per acre wi1 h less 
infras1ruc1ure 1han server farms such ;is Fu~ebook. which required Ol'cr 100 acres and mos1 o f 1he 
available e leclric and wa1er capaci1y for 1he city o f P1111cvillc for only 35 p.;rmnnen1 ~mployces. In 
short . wirhoul an unnlysis of 1he likely n..:11<ls. this RC!OI\ 1s sim ply inCt1111pler~. 

l111por1nntl}. !here is no ana lysis or 01h~r effons neccssar)' 10 011rnc1 new employers or i;row jobs a1 
c~isring employers. such ns course o lTcrini;s al lhc loca l university. or belier 1ransi1 for potemial 
cmploy.:cs. Instead. 1he RF.OA crca1e~ nn artitid ally limited scope by procla iming 1he communi1y 
goal lo b~ 

ro build a ~,rong 1and 1hrivins rcgiomi l ~conomy by csrnblishing ancl ;,~1iv.: ly 
mai111~ining a compc1i1ivc port folio of la rge 101 employment si1cs .. . 

There i~ linlc s11ppor1 in th~ region· s comrrehen~ivc pb ns 1ha1 there is 1ruly a g~1:1 I o f Mtrac1ing rhe 
kinds of ernplo) er~ 1ha1 require large IOI~ when ,1u1emcn1s nhour large employers ~re read in cCln1ex1. 
Hy r lad ng the as~um pt ion that large 101 cm1>hiyer~ creme a s1rong and 1hriving economy i11 1he 
"vision s1,11c:mcnC the documen1 tries IO a, oid the IJl>k (If 111nking 1he cn~c 1ha1 employers 1ha1 require 
IJrgc ln1s would actually improve 1hc loca l .::cClnomy. Th~ do.::umcnt simply assumes 1ho1 1his is !rue. 

/\ctually. rc;.corch shows lhDI the u(lpll,ilc i~ 1ruc. Th.: vas1 m:y,1ri1y o l'job gr,m lh comes from 
\'Xis1ing s,u~II busincssc~. 
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When the REOA ana lyzes how many lots and acres are necessary it consider, <>nly one statistic: that 
regionally we have a smaller percentage· of kirge industries than is common in 1he '":,1~rn U.S .. 

which it explains includes Washington. Oregon. Idaho. and California. T his annly~i, foi ls to account 

for the small size or Central Oregon cities compared with places l ike Seattle. Portland. the San 
f'raneisco Bay Are3, Lo~ Angeles, and Boise, al l of which were included in the western regiona l 

statistic. It is not obv ious that smal l cities under 100.000 will anract as large a percentage of 

companies w ith more than 500 employees as large cities with over a million people in the region. ln 
fact. common sense would suggest the exac1 opposite result Smaller towns would be expected to 

have smaller businesses. The analysis of how many large lots are required does not .;onsider any 
other litctors. 

E\len assuming that Centra l Ortg,,n cou ld auract as many employers ot over 500 people as Portland, 
1here is another analytical error in !his reasoning. Most of 1he cit ies in 1he REOA analysis area have 

already expanded their UGBs IO account for their anticipated population growth over the next 20 
years. (Bend wi ll l ikely have that procc,s complete in the nex1 two years.) As a result. if this REOA 

is going to justi fy bringing in more land than w i ll be needed in 20 years under nonnal condilions. it 

has 10 show why employment wi ll grow foster than population. There is no analysis in the REOA that 
supporcs this conclusion. The analysis showing that central Oregon has a smaller percentage o r large 

.:inployers 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 expecra1ion or extrnordinary economic 

growth. 

Ceniral Oregon has many attributes that could auract new businesses and c,iuse existing ones to stay 

and grow. The region is very desirabl.e co the "creative c la5s" <•f young people looking for 
outstanding recreationa l opportunities. The region has a well developed .:conomic development 

crnnmunit) and w ill ,c,on have a university. While the R.EOA lists some of these tacts. non,;of them 

i, a~llJally used in an analysis or the kinds of Companie:; that muy stay and grow or locate in central 
Oregon. or the type of capacity. infrastructure. and other elements those companks might need. A 

potentially vnluabk wa) 10 approach this question would be 10 look at other regions that have 
accomplished the economic growth this REOA hope~ for. What assets clid they have? What 

strategics did they use ro make the most of chose assets'/ Do we have simi lar condi1ions here? If 1101. 

could we create them? 

The REOA appears 10 assume that large, established employers in traded sector industries :ire the 

primary drivers of job creat ion. and 1hat cit ies need to focus their effo1ts on aurneting rhesc businesses 

away from 01hcr areas. Assumed growth in this segment of the economy appears to be 1he basis of 
the REOA recommenda1ion to set aside large tracts of' land to serve these employment needs, above 

and beyond the need established by the employmenl forecast. However. rc:.earch indicates that small. 
start-up companies are che true creators of overall job growth. and thut large. estahlished firms shed 

more jobs vin layoffs and closures than they create via new hir ing. 
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Economic developmenr li1er.11ure 1ha1 I have located generally recommends nur1uring 1he s1reng1hs or 
asse1s 1ha1 already exis1 in an area. ra1her than anempting 10 fundamenrally change 1he employment 
base. For cxAmple. 1he ln1erna1ional Economic Developmen1 Councirs guidance on business 
re1cn1ion and e.xpansion e,plains 1ha1 "real job grO\Vth over 1ime comes from local business 
expansion·• 1 Research since 1hc 1970s shows tha1 mosl new jobs come from the growth of small 
businesses 1ha1 already .:xist in the communi1y' In ligh1 of1his rescarch, 1he new concept of 
"Economic Gardening" is beginning 10 gain signilican1 populari1y in economic developmena circles: 
regions should cs1ablish programs 10 11ur1urc existing. growing businesses. Li11le1on, Colorado is one 
example. 11 has added 15,000 jobs 10 a town of 40,000 since 1987. Its history can be found at 
h11p://,vW\,. I ii I letongov .org/b ia/econom icgardcni n!!I. 

These arcnds apply both locally and na1ion3lly, and in bo1h good and bad economic conditions. This 
aable from the Kauffman Foundation rcpo11 titled ·'The lmponance of Stanups in Job Crea1ion and 
Job De~1ruc11on'' show~ 1ha1 for all bu1 seven years from 1977 10 2005, exis1ing lirms suffered ne1 job 
losses. while smaller stan-ups grew jobs: 

l~l ,. . . 
1977 l,G78.254 SOS.053 
1916 2,309,S~l I ,504,46J 
19~9 2,819.GC.6 1,143.865 

1900 2,·19),480 .. J,f,1.5.075 
1Q01 1, 1 U,,MO -1.271,810 
1901 2,75<1,993 .?.554,SH, 
196l 2.ns.7q9 .. 1.n7,7 1G 
1984 '2,5:.8.0i'.1 _ l ,<)94,50) 
1qos 1,078,(,40 . · 1)2,0GO _ 
1'10G 'J,()J(,,,17] .(,(,), \ 17 

1qo1 . t,- :1.2c.1 .o,;n_ ·l.~00 M 7 
1qoa 2 ,9ij0,401 169,fllO 

' Seo hllp //www.,edeonhnc.org/?p•Gui<fo_BRE. 

1989 2.678,!iC-2 .572 196 
1990 2,919.2GG -458.161 

1991 2,GGG.705 4.000.737 
1992 2,002,951 -2.)41 ,570 
199) 2,623,(,05 -8811.663 
1994 2,902.461 -1.142.)96 

1995 2,935,062 710,101 

19% 2,953,276 , 1,193.941 
1997 3,059,236 , 246,371 

1998 3,455.186 . l)Q,4;0 

1999 3,220.4GJ -74'1,582 

2000 3.00G,500 5.!4.}35 
2001 2,090.240 ,2,397.512 

2002 J,223.919 -5,021.570 
2003 . - f- 1, 12!.,421 -1,0G7.90l 

1004 3, ti C..725 · 1,2l6.0ll 

1005 3,569.440 •l,006,JH 

S.Jt..n It 01111n~u 0~'1·a.-.:it.'\ ~1..;U\IK.,,,. '""-llf"fh)i:ti'I\! ;11 
Ti i•, ""rk", ll,~ K,·,u(·nv11 f,,u~ W I vn 

'See Richard Groone. ·.iob Growth ,n Privale Industry," MOnlhly Labor Review. Sep1ember 1982. critiquing 1he wofi< of 
Oav,d Birch tho MIT researcher whO was f11·s1 able to demonslrale s1a1isllcally thal jol> growlh comes from small ex1s1ing 
r.rms, nol lrom 1mr,orllnglarge external fmn.s. Add11ionally. tho anido compares Birch's work wwlh other mo,e recent 
~ludies ouompling 10 ropllca1e his work w,th other data 

- - - --------------------------------
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In addi tion. the larger a lirm is. 1he more l ikely ir is to shed more j obs chan i c creaces. The following 
cable is taken from 1he drafl REOA and covers our four-siate region: 

ftGURf 24: BtRTliS, DEATHS, EXPAASION & CONTRACTION OF FIRMS, 2006-2007 

TAL .. 
" 

1n1t1a1 vear ~~bllshmenu ~},8.41 469.l.SS ,n.e,o 109,1.31 U),019 5.1.3~ 1.n.e111 
ONngit ln 0t.1tilsht11P.J\U ltt,OCJ2 1•.Jt6 l,9SS Uet 4,4 2.) l ,US ~.181 
Ptictnt ch,nl'l In establllhlNnU ,.. .. )j" l .1~ '·'" )$,< &1>1 t..llJi 
t ,1.1bllf~fflff11bltlh$ LS6..065 1'>.t\6, J6J•.:, ,.au- U.J!il 6)1 1 t 1,f,)G 
&taciflsh.mmx• .am-1 lt6,063 )8;,4.8) 1'3.l:1'1 1.93-ll 8.311 J,S9' l 4,43S 
&C1b!hMT.«0l t'll.1Hns10,u l911,.(),6J qa,603 )VUS )7,671 4t20S ''·™ '<9.681 
.Es talllllhll'IM l«M\ll:IC'.ttCl:tll 29 6,8 8.5 i S,083 64.31• 47,564 119,6.3! 20,.4.93 43,171 
P.e-1,~1 ehancett1 e1a.bt l<hmf'tlu dve. to tlintu. 14.6'X 19'.8)ta, 9.~" 8.9" 11A1l U .2" 115 
PKCltl l chan,ein d tablh hfflft'lts dQt- to cseat:ti, u. ... 16.7" 1. 1% T,l,. ,,,, ,.OIi ..... 
1ntt1a1 vear etl'()tcymWlt Ul,2SS.S61 !t70,J74 l ,ll4,Z4' l+l:0(;,92:, 3,044,SU l ,1S6,l7S 8,SS6,l07 
0 11 '1£:t I I\ tf"l'DfC'f'M(:t'lt 11,11, 179,&l S ll,2Jl 2.1• 1 -4},&0t ·16,Ui• -56.S•o 
PP.fcen1 cha~et" tfflf)io-,n:.«11 .,,, ...... ,z,. ··"' ·LI" ·Z,85 --0,7'il 
Chanite h\ M'(lfc vYl'l('nt dvem ~nhs l..t76,S8!f l.62,.490 101,718 U0.507 n,,1ns t 13,()6Z 193,827 
Cha Ae,t' lt1 fffl!llc~nt due ;o de.a tM 41.0 31,368 - I 33,99S -81,818 ..,3,033 ·l 9 2,J20 ·U• .. 396" ·19A, 14fi 
c.h~"Cll ln llfN)teyn-.ent dut 10 ~nsholin\ L91'.ltl~ 1]4,'51 l41 .836 154301 )34,0$1) U?.JU 79J:.23G 
CN~ In ..-npfovn.ntd11t ,o , on1ractJ.Ql\1 ~01•,m -83.H J ·HS.4SS •l69Ji3S .fl0.5 14 ,J61,091 -3SO-,IJ,S7 
Pa,n,n ,h1,re•ln Cill'lf)loyll'14f'! I Cllit 10 bl, 1h, 6.4,C J&.7'l& ,..,. , .... '·8" U !I 11 ,6,. 
P'mc~I chane•in emplov~t <Ive todNt,..) •S.6" 41).8:W. , 1,A,C, •6.6" •S,6" ''·"' , 4 ,6,C 

Pf'C~nl tha~tl ,i 1tmplovmtn111t.,14rca C!"P~n;.i'on.1 & blf111\ J7 ·°"' ,u 11 U J~ .. ,,. 16,S/Ji lS.41' """ P«c ch ln I men.I d<>e 10 COl1'.Jl(li 0f\ & hi ~1,.1" 22A 4 9.4% ·18.7 ·I .S •U. •14 ,.i 

!OOOC£!~Cffflu1, ._... .. u. Sttti',tia e, I.& l!.u:t l"ni.S 

Comparing !he "Change in Employment" rows shows !hat che smallest firms gained 18% during 
2006-2007. stepping down from there 10 firms over 1wemy employees. which had a net loss of j obs. 
Note chac e~i~1ing 1-4 e111ploi c:r firms gained "2..14.65 1 j obs due co expansion. yet lose only 83,JJ I due 
co concractkins. Compare chis 10 che hundreds of chousands of j obs chac were lost to contraction in 
firms over 1en people in size, beyond chose gained due co e:,.pansion. even during the favorabk 
economic conditions of 2006 and 2007. 

Given rhis research, and rhc tacc chat ch~ R.EOA acknowledges rha1 the loca l crend is for small 
businesses, che REOA should explain why centra l Oregon ~hould be seeking 10 change 1his 1rend. 
rntherthan reinforce it. 

Ac che outset this REOA looks impressive because of its size and cost. II. states over and over chat 
large employers need large lo1s. The implici1 assumpcion is 1ha1 ifwe have chc lo1s. the large 
employers wi ll come. 8 111 that assumption is nol supp<.med in che fucts and analysis. The report 
poincs out chat new co111panies have located on lar!;e lo1s in and around the Ponland regi(,n. buc chal 
d,1cs no1 prov,:, that 1he same or similar comp~nics would have located here ifwe only had the land. 
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Portland has numerous asseis thal cenlrol Oregon lacks such as the ,:duca1ion level of its workforce. 
several co lleges and universili.:s. in1crs1a1c access. an intcmational airpon. and an intema1ional 
shipping port. Some of 1hose assets likely mude a difference in the decisions 10 move to Pon land. 
rather than Bend, Prinevil le. or Madras. 

1000 Friends suppons e rTons lo achieve regional coopcraiion on land use decisions 1ha1 improve 
central Oregon's economic out look more 1han any smaller jurisdiction could have achieved alone. A 

more robus1 ana lysis mighl reveal opportunilies 10 create regional economic growth greater than 
historic economic grow1h. ll" s j usl lh0L 1his document foils 10 do iL 

I look forward to working closely wi1h 1his group 10 make 1he land use sy,1em supporl economic 
grow1h in 0ur area. Please feel l'rce 10 ca ll if you have any ques1ions. 

1000 
tri,·nd~ 

... ft. 

Sincerely. 

Pam I lardy 
Staff /\Homey & Cenlra l Oregon Advocate 
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May 19. 20 11 

Nick Lelack 
Deschutes County Oewlnprnent Depannk·m 
1300 NW Wall Street 
Bend. OR 9770 I 

Re: Ce11rral Oregon RP nA 

O.:ar Nick: 

n 
business grow! 

Business Oregon recommends thm the findin6-s of the Central Oregon Regional Advisory 
Cornminee (RAC} should be fom1ally adopted by the participali11g comnmnilies an<! the 
Land Conservation and Development Commiss.ion. 

The completion of thi~ s111dy and the impleme111ai ion of its findings by the ~0111muni1i.:s or 
Centra l Oregon should prove 10 bea major step forward in the provision of large-lot sites 
for potential employer$. as well as family-wage jobs 10 its citizens. Our recommendation 
for adoption is based on the following: 

I. The methodology of the R~gional L,onomic Oppununity Analysis (R.COI\) is 
correct in its targeted approach to current industry tre11d,. site selection 
considerations, and land en1i1lem~nl i~~u~s. 

2. The REOA is correct in its recognition and analysis of 1he regional context in 
which all hi gh-va lue industrial recruitmems take place. 

3. The REOA is correct in the narrowness and the economy of its mission and 
Ii ndings: the identi ficalion of a limited number of higli-WJlu,· le.:~, ions 10 ,,rve 
the large-lot needs of a region over a shon Jnd long terni planning hori,011. 

Aforhodology: Tile methodology oflhe study follows best practice, in economic 
devd opmenc with its focus on a specilic cross-st·ction of industry und ",pcci!ic land need. 
This process is con.sistent with Oregon Business Deve lopment's K.:y lnJustl) strniegy. 
which identifies industries 1h:11 are considered 10 be globally eomp~.titi,-c in Oregon. 
Funhcr. industry idemilicJtions arc made in o numb<.:r of exhioils and summaries tho1 cite 
.-~cenl large-101 placements across the Slate and Lhc nation. 

I he focus on sites is an important one and is a welcome approach. Site sclec10rs locus on 
n;,trr<)w site rcq11ircn1L'11b and ,·e.gion-:d input~ 1hm meet specific ncc<ls. The.(;,.: oeed.s vary 
signilic.m1ly f'ro111 cm pk>yt:r to employer. While some ~mploycrs n,ay focus on labor force 
considerations. others moy be more .:oncerned with sires with superior water treatment. 

n s sv,nrner SI. N?4 svue 200 • SO)em, OR 97J0i- 1280 
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power cap.1c1ty. or necJt.-d rcd11nd.'111cy on tcll?C(lm1nun1ca1ion\ Funher. Ulhl.~· cmr,loy\!l"S 
may he foo:uscd on Avordnnce rllClon. a< ctieir oper11tons m.,y Ml he com~11hk \\ith 
ncnrby rcsi.knhal and co1111nc1c1al uses' 

The ,•onsullnnl was corrccr ,n 1k1·1.rni; ., mcrhodology for :;ro,» IJnd dem:ind m the la11.,e­
lol segment. 11 is i>11r cxpcrrcn,-c 1hu1111<.-..: cxcrcists nre imprecise (iii> hard m foteca,il 5 
years in thr li11urc kl .tlonc 20). 1>111 ,~n he used r0< considerarion or 50!h, and 
ap11rop,ia1c11c,s I he consuhJnl uscJ lirnh ,-.1h mot¢ rhan 500 cmplo~= :tS a ·1,...,naal 
p11>~y' for lnrgc-101 dcmn11d I his is a vcr) con<erv:11,vc assumption formultiph: n:asons. 

Firs1. llrms wi1h SOO cmpl<lyees ~re well w11h1111he ranJ1e or what ,s cons,dcn!d ,;mall 
1'u,lncss. n,c U.S. S111nll Business Adminb1ra1,on defi~ =II m:inufaccuring busi~ses 
as lm"I n~ n 11111, I mum bc1 ween 500 nncl 1.500 emplo) e.:s and small whol.::sal1ng 10 have 
be1wccn n 100 a11d 150 cnrµloyees • l·adhries m rhese employment "'"t-'CS for 
111am1fnc1uring anti small wholeSHllng ,·un exceed 1ht.' :-O~cre rhreshokt Seaiod. many or 
the IJrgc-101 cmpl1)y~1> in I he slate and lhc counlry •tan ,I.I levels uell belo" 500 
employee~ ond rnrnp-u1> pr<w:lu.:liM n11u crnploymen1 over a period of ~ear., 3nd '"~" 
ck.-:,<ic, flwci. highly Cl linen!. a111c,ma1ed and c~piral intensive tndu:-inc-. 3n: producini; 
more p1•(1d11~1 with fowcr employee,. Since 1975, U.S. inOarion adju.<h-d manufacturi~ 
001p111 l111\ ,n(lrc llr3n cto11blccl while c111ployn1en1 i,, manufacturing ha> shrunk by rnon: 
than lu•.' 

1 h~ llrbnn Lnnd lns1it111c. a wtll rtspecled orgnnmu,on in nml esin1e. sustainable 
developmenl nnd lond use. has spcci licall~ d<temphasized employmenl growth 3, :i 
J.:1crm1nar11 or the demand for industrial space in ils leading publication on real «tale 
marlc~t nn:il),1~: .. ( '11/tk-, r,/fit-c J,•mmul. th,• 11c~Jfor most ~'1"'·' ,,j mdr,.,trwl </'<n, " 
,l1ffk·H(11n tk1cn11111~ 1,sln.r:, ,:,np/111w1cm pr(Jj1,..•c1io1tt ,\tl,u, industrial ttSct ,:r1u:n.11.: 
,,.,,1purt11iw/1• /,.11 }t1hs per s,11,m'C.fi><ll of lc<L<cthlc ar<"<1. cmd spt..:~ 11,•.:d., h,11·.- /111/~ 111 ,/,, 
wit/, tflc-111,!..~·.1 '" tlr.t ,,111,,h.:r of k_,h., in prnchk.:tiu11 or dis1rih1dion hualint'' ,tt, "' 

I he cc.l<tSultanl was con-,..:1 to cross-dieck his findings from the ndmincdl> blum 
·,-mplo)'melll contc:M· wilh economic dcvelopmenl professionals. al tit<" s1.1t,: and IOC"JI 
lcwl. who ,VO<k with bu.sines;.:s ond r.:al <<late concerns on n dmly t>.1>i< l"hosc mcrhods 
ar~ inducled in 1he REOA and wer,: nppruprialdy blended wilh 1h,: l!n.~ l:inJ Jernand 
n1e1hodology menric,ned above- Fun he,. &tnple SuPPOrli 11g evidence w~s prov1J.:d. 
1ncl11di1l',! a ... 1ual industry rttrui1n1<en1~ in Oregon and S0111hem W:ishingron !Fii;u~ ~01. 

R='llt Mnj0< Taq,'CI Indus~ Placeme111s (Figure 21 ). loduslnal l);;,cl!Jllni.:nt Pmlilc 
"larri., (Fo~ure 2:l). Finally. a bal:i11<:ed accoonl orrhe s1rcng1hs and challeni;.:s a,..oc,mtd 
wi1h lnr!'C IOI dc>-..,l<'pment was presented for each ofrhc pw11ci~lln1? coun111., 

"All ol 1he fac.t""' me,1lioned above .m, also oncorpc,rated ,nto the Govemo<', Sllovu Rudy lnd,1\lnil S.lre 
een~f.cauon Program 

~ -·nu 11f!r '\J,* , le ~.o., •:,l!L ·b-t1 J Jd..q:U! 1 "'l wall baw:Uh tdLlffl 

• Federal Reserve.. U.S. Bureau of labor Statistics 
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RQ1it111ul t ·ruu~w Regions aro: c:onsidcr..'<I to be more essenual 10 site selce1ion than 
,pecilic 1owns or communities for a varict} of r..-asons. Most large cmployctS counl on 
lnbor sheds for won.er:. lhal c~lcnd bcyc,od lhc cily of origin l1te brood l'l!ngc of skill, and 
l>.idgrounds needed 10 fulfill 1hc n..'Cds oflhe larges, and mosl sophis1ica1cd 
m11nufac1uring, research and warehousing focili1ies are noi freqlll."ntly mc1 by a smgle 
cum,nunily. furl her. needed educational pm£n11ns arc usually rnel through regional 
~ollcge and commun,iy college: s~c'lns. Mobili1y .:onsidcration5, an rnercasingly 
impor1nn1 supply clu11n tilctor. arc also prov;Jed on• regional basis os 1hc major 1ransfcr 
poims be1w,-en pons. :1irports. highways. and rail system, arc usually developed with a 
rct1ional service !Ul'a clearly in n1111<1. 

The rle,:ionnl f()(."1.IS 0111hc implcmcntatioo of the plan should also prove to be a subs1amial 
l!Cnnomic ~dvantage Regional decision making around sue selecllon. rnfrasmJCturc 
linanc111g and 11111rkc1ing will all be viewed as 3S56S by rccru11ers and po1en11al u,,ers. 

Findm~,: A readily a,altnt,le nnd .Jcvelol'able ,n,..,n1ory of si., large sites in aJ 1C3>1 thrce 
s.:panuc Jurisdic:IKM15 "111 proviJc for '5(K~ div,:r.i1y in locations and features in order 10 
nicer the highly 1ndlv1Juallzcd 11<.'<.'<lS of prn,pectivc indus1rics. This is a modes! 
,ccoinn1<:ndmlon fur:, r.-gion the <iu 01 Ccnlral Oregon and should be the rcgion·s lirsl 
priori1y. A further rcco,nmcml:r11on 10 plan tor a loni;·tcrm invcnrory of 17 si1cs 111 live 
commun,ucs ,s also rca.onabk p1v.:n Ccnlral Oregon's po1en1ial for long·term grow1h 
The mechanisms tor pmvid,ng 111.:!4' , ,1C$ should be thought over carefully. in order to 
msurc a consi>lcnt 1,:>d or shU11-1erm co1111'c1ilivc sites. 

Ha,ing mulliplc ,it,.., in multiple cM1mu11i1ic, mcrc.1.~ 1hc chark."cS of rrn:cling the n,-cds 
of a specific employer and is an .::,.,cnlial componcnl of any 20-ycar in, cnlor}. One 
emplo)Cr miglu find n northerly P1•nlnnJ.focin11 loca1aon in Madras as a pcrf~t Iii. while 
anot her employer mighl lind n Snullk!m. more Califom,a facing. location in l.:1 Pine 10 be 
more approprialc 11,e ident i fi,,uion of <ilcs in both Redmond and Bend an: ,~scntml. as 
these arc 1hc 1wo larg,~1 and 1110>1 r..-copni,ablc co111111uni1ic.s in 111.: region. Prineville is 
quickly raisinll ii< peon le a, a ccmc, for new industry \\ith i1s recruiuncni of 1-uccbook nnd 
,is cenincnunn 01 1hrc"I! 1ndu~1rinl ,11c,. wi1h one mort pending. Funhcr. lhesc si1c-. are 
li~cly m have d10'eri1111 .i1c-~p,:cific u1trabu1cs as 1hcy relate 10 labor forcc. ir.m,pormuou. 
u1ili1ics. and avo,da,1ec issue< 1ha1 employers w,11 s.::ek 0111 for lui:hly ind,vidualib?d 
rc:,sons. 

In summary. 1hb i> 3 stale ofltk! utt appro.ic.-h lor iden1ifying 1~ land needs ofinJustr~. II 
re<:ogoize~ lh~ 1n111e1,xl anJ divcr,c -...1 of n:~ionul and •i•~-,pecific: f:lctnN 1hn1 1r:1Llcd 
sactor largc-101 users require A regional la11-,e-loc <1ra1e-.;) lx:nclils a v~rict) 01 blt,in"""-"' 
and \\Care <'Ol1fiJen1 that the very capable communili~ in 1hc th= co11n1y rci,:1110 ,1111 
focus on multiple prion11< .... includ1111,? those oflul\;e ancJ )mall bu,in....,, whether !hey Jte 

c,i<1i11g or"""· loc::111> l'mwn or hos.,d in ~no1her stale or .:011nll') . Thi, ellnn ~hould 
hccome a m11\kl for Ilk! ,1:11,1. 111m inp '"'"""' ., land p,01 i,,on model ti~,, c11c"urag, .... 1,1ml 



efr.ciency and ~conomic growth thr<'.'ugh a strn tegic emphasis on industry analysis. local 
capacity and regional cooperation 

Sincerely, 

Michael J. Williams 
Or~gon Business Developrnenl, Industrial Lands Specialist 
Master of Regional Planning 
Adjunct Professor, Po11land State School of Urban Studies and Planning 

c: Land Conservation and Development Commission 
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SUBJECI Re- lO ~ 11'" Lett~ r,""' 1000 foends ol Oregon Rel•unc to the C• ""•' 
OresonREOA 

Th.s ielltf responds to a ~ 17th fffter rKerved t,om 1000 irJe.nds of Oregon as ,t relatei 10 rhe 
Reg,on•J EconorNC Dl>Ponuno!~ An•lygs (RlOA). Tl>e ~Iler was dr'31ted by Pam Hardy, who wos also 
ath~.,. tht-~ comn'lll«ee thit nszsrtd in the development o! 1he .R£0A. I haw ~It ucturtd my 
re-spons.r to para~ the ~foremenboned leuer. and Nve treed 10 add,es). the rangt ot substanc.rw 
tuuesntSed 

GENERAL COMMENTS ON THE REQA 

I. Strengths ind Weaknesses not adeQIJill~ c:onsu:!ered 

• Ms. K.Jrcfy ctawm. th.it the strengths il\d w eaknesses of v;1rious Mr.t.) ~ not 
itdequattfy COn:sicf!,red .., lhe R£0A. As .an cample, she otes tsstJ,es such .as tM 
rdative percentage of the pcpuh1t1on wilh college de,grf"~'- In 8f'nd v M~,,~ .wid the 
potentAI mpact that may have on the two ,uri.s.diaions' relauve attr"ltltYCft<tU 

I ~ou•d respond to Ms. Ha,dy's contention on mvh,pte fronts First of all. the l)ON"l of 
the Regional ipproach ln Central Ore-gon W(IS to re<ogmze that 1.he lndNtdull 
communities worked cooperaltvetv as a li-rgely cohesive economic .. nil. W'tlh businus 
and commuttns patterl'\s ,,ril?Cting th,s. reJationsh,p. As a result.. the labor forcr was 
1een ~s mobRe within the region. The .study does not ma.ltt' i dh.trnct,on 'Within 1hre 
region as to wh,ch Junsd,cl.ton w,U be most Vlitb&e for cert.Jin employment type), but n: 
does ou1 lint lha relative strertgths and weaknesses trom ~ et_OfK.)l'l'MI( ~nt 

per.specll~ or the constllUP..nl furt5dlcl,on$. 

In addition, the 1denlitied L.t:rgel indu:stries reflect thos.r with loauu!'\M nttds 
consli.tent with the Ccnual Oregon rec,ion. The ~INI .nd.w.u-.es. N~ bH-n 
deemed a; th• mo,t likely 10 loc•t~ Jn the reg- by both Buw,u, o,"'°" ~ 
Economic Development for Cen1r-1f Oregon (E..OCO). ~ fu1ri1;hnz ,e.,,forted b,; lhf' 

subsequent rcseatth don~ by Johnson Re;J 

1 16 SW W•sMogton, Sult• 1020 Porll•nd, OR 9720• SOJ/29, 7831 



11 I •rao lol Cmplo~,s 

• Mt,. lt.ltdy leel'S that 1~ cue ,snot made th.at large lot employen create a strong ~nd 
lhh\'lt"tft t'Conomy Wt would agree that anracting the.St" tVPM of ~~rs.~ not a 
f\CCf',..Sb,Y cond1r.on or alon• enough to create a ·strong and thrivll"lg economy'"'. Thr 
intent o( the tectvucal acMSCN;' comm1nee in developing the Vl5JOn statement w~s to 
suuc i des,,c to maintain 1his type of inventory. It was percetwd by tN! group to 
rco<csent an add111onal tool to bro.aclen the t"egion's e<onom,c ~Ur.tClr.oeneu. bu1 by 
no mtans to represent the enlire<v of thEnr economic development efforts. 

111 lol Suwtv Rel~tive to Other Communities 

The ne1o111est version of the REOA ha-s addreued many of Ms. H•rdy's con'UllCOlS 

,ega,"•na the abJl,ty of smaller c,ues to attract large employer-s As outhnpd 1,, 
Appendix 8. we h~ seen a numbef of similarty sized or sma11f'r ,ut1~d,c11on1 have 
cons,de-rable success in .1ru ..ccing brge firmi. 

IV lonk 1><, .. ~ .... REOA and Popul>tton f>toJO<llOl1$ 

The u,tiqu~ point.S ()(.it th.at indt"11duaJ jurtsdlttJOns wt1h1n 1.he ,,i,on hi,W• OOO~dtlon 
~nd em;:,loyrr.em fa<e~·su already in place. and 11"1CrementJI enc,e,Ut\ ,n rmploymorH 
...... enta~ emplo~l grO\ ... ing fast.Er lhan popu.buon Whlllr papul,mon •nd 
l!mploymenl gtowth projt,ctic:>ns. Me itipeclf'd to M coo,dinattd, ch,ev do not ht\lt' to 
be synctvOni?ed. Centr.11 Oregon as a regio4\ ha.s ~ a con)1Slt"nt d:,sconntel bfitwten 
pOpUlot.on .>nd employment _,,. ~two,en 2000 •nd 2010. Co,111•1 O•o1on 
added • 7.000 ,es,deffts, mlectllli • 311' lntt••"' llv<"'& Iha,,._ per,ocl, tcwo,od 
,mp1o,.,....,, in 1he ,eg;on inaeoied bv 5.521 JQb>. o, 9" 0... 10 !he hlllh s,ttcon••a• 
of ret•~ent ano se«>'ld homes m Crn1rill Oreaon. tht rt-Lltionlotup ~cw,cn 
populat~on and employment h.s hmoraUv bttn unu~•v wta\ 

The magnitude or any m.ar-gin•I vuft ,n t'm~e-nt ,rt,11~ co lht lm,tcd "~ of 
Sltes fdenuftied through th!! REOA ,, nol p,aMl(_uli1rly "-ltl•t-tlt1l r~l,110,• lO lM OYttMI 
emplQyment need.~ in (_tntnJ Oregon II lh« 1nd11iiOn ol thf~ a.nets M'ICftHH 
employment in the regio"'I. pooul,attQn numbtn nn be ad'111Stcd com~nw,,1"ly iii 
the reg1on sees fit. 

v REO assumt.s that la.tee~ estahlshed ~mpj,CJ!tot0, in,,.~ ,tttOt tnduso~ ,1,~ tho!- pt fflM"V 
drJve,-s of job creatton. 

As noted previou!.IY. lhe REOA doH not I\Wffi41' 1h11 b,3e t,,'\ployp,1, art 1t,, pnmary 

d , ive,s of 10b c.rearlon, al1hou&h we wOUld m.1•fll1·n 1h11 11.tdf'd \.f'Cltw 1ndu\tnN "" 

p, imary d riv~,s. t h , Rt:OA'l. f,ndtngs on Ca,,f' 1ot tndusu .. J dfom3nd ttflN-1 t•••• 
accommodating 1he~e 1ypes of vst"rs I e,Occu , tt.»Joon3btf' co,npor,e-nt ol .)t1 t<.onom.t 

development strategy. A1, oultlntd In Lho R~OA. lhMO IVPn of u1,ru a.u, \Cl,v.-tv 
seekiflg loc,llions, ,1nd (artlfal Oregon to i l••Rl' "llClt'nl h3\ btof'n un•b·t 10 compete 
nlfe?ctively for this tvPtr of lnduurlal octtvhv 

PACil 2 



Wt wouJd l&lfl' wi1h 1000 Friends rescarth on "economic eardenin,1(. ThtS concepl 
k ~rd1y ntw, and slmpty refle<-ts a semantic if not substantive. shift 1n econOfTUC 

~oment etforts. St,rt-up firms ate an l.mponant comoonen1 or tcOf"IOfflit 
growth. and h.,ve bffo for many dec•d<> While larger firnu In agg,eg•te did ~ 
fobs. 11 k import.¥\\ to rtcosnite th~t m.:iny t~rae Arms expanded c:on,tderablv duflnc 
tht' J)t'nod outl,ned In thC! 1000 F,1,endJ lt'Utr, and 11\at manv or tht 1tart ups were 
e.Sl~•shtd to servt the l.;irser , ,,m!t 

Again. tht AEOA does not d1m1r'W5h tht 1moort,n<e or sm,11. stil'l"'VP r.,m., What It 
dots do 11 noc, thit t~.SI' firms represrnt onlv J oorr1on o( tht SP«trum of firms. and 
a baJanc,td «onomit dtvtlopmtnt orocr~m would orov1dr fo, thP<I<' tvo.f'\ of Orms as 
well u b.rgtt lndu,;trial firms ltw two utecor,u .,~ comoftm~ntuv, not 
comotc1tfve 

VI Central Or•aon" no11h• Por1land Rtgt0n 

• Wt rtad•lv rccoamzt 1twi1 cconcwnlc dtvtloptnfnl oooortuM~ in,.,,,,,.,. O<qon WII 
be fund1mtn1iHv d,Jftrffl lhM' thost WI tht Pottl1nd mttroootltlt'I '"'· ~ hwe 
m,dt effort~ 10 ,.o.n lh~ iin IM A(OA ... o~tt of 1M •Mon. w• tfr(n.,,Htd • .,...,MY. 

panl(1JM11ton by lndo\toal rt<tuittti from 8V1~\I Orqon ind fDCO. a, well u 
lncludina urry Ptdtr"°" of lronWotl on or,, tum ~ Input ol lhe>e porhCOponu was 

!nvalu•ble in '"""'•one • Use ol '1ablt' l.iltlfl lndiMti.< ,_.1,c 10 Cen1r•I Oreaon. u 
weft as do<U""'-ftll"II lhefr -flc nted> 

In summary. we btOevc 1~1 th.t commenu S)f'(Mdtd Dy 1000 Ft1'1'\<ts hlvt bttfl ,,1ht, svbsu.nw,tJv 
addresse,d by rtte,nt tt:ltU. o, ,eOtcl .11 tftf\und.-r-1.>nd,ftC of IM' wo,. ~ IIIICN\l,S The l~r&t Jo1 

fnduslnill demand outl,ntd 1n tt.e RfOA 15 lntcndtd 10 ~tS\ ,.._ ooten1....a f0< e •ottftOU\ W\Ctu1111a1 
opponunih~s th,t the rec,on ii not cu,r~nity COft'pt1rttve for • .-W:S noc to dlm1rvsh the tnOtt &11\ttal 
need 10 Jppeal co a bto.!d spt-ltruin ot fwm typts •nd Wfl.. Dunna t~ prto,,111reon of rtus rtpo,1 wt 

consislPntlv s.ouaht the bMI ,v11l;able k\form•t.on frurn ll'M' molt ~nN'Kfd P,Kltt.Ohff\. Md Uut 
findm3s ol lhe REOA "'" ro11e<1,ve ol IM lnOUl n .. 11r1eted lnduW ... "" ,_..on.1ly-spe<1f1t, ,..,Ir 
requirements well dotumtnttd. ~d ttPf«HM VIIIM• .-ConofflllC' dt"Wclopmeut 0Qp0ttut1tit-tt'l for tht 
recion. 

Since, ~lv, 

Jr, ry John,on 
Pnr1(:1p.tl 

John,on Re,d. lLC 



E CONOJ\fTC DEVELOPMENT 
FOR C ENTRAL OR E GON 

_lun, 3, ~11 

, ,ck Lcbck 
l)e,,.,hut<" C ·ount\' l'bnnmg C><t"'run, nt 
I 'llMI N\~' \X"aU S1«-e1 
lknd. OR 97701 

I woultl likr In =rood ro 3 lcucr <ul>mJtt,J 1H )'II.I 11.-garwng the Central O regon Rci:iunnl 
I cnnomic Opp,,nuntuc-s .\n3h,,. fRI () ,; h1 ll~kl l-ri,:nd, of<.>rt:gun chccJ t-.1")' 17. '.!(11 0. (I 
hdit\·e the lc1tt"I''> author m1cn<lctl 1hc <bee 111 Ix· 1•11 I. \, a member or the Rl'.01\ '"'er Lhc p•,1 
mne mumhs.. m~ 1ir:,., commt·nt 1> ,n pouu out 1h.u du.· ~~,up 1-.; compr1scil of every cornmumtr 
tlc,·dnp1ncm aml 1up pl:umcr (nr th,· clllc .ind n,unuc< m the C.cntrn l Oregon tLrc:t. 'f'hc,c :ire our 
lornl bnJ use c,q><rrs worlonr d» -1,~-wl' 111 ch,: riclcl. Nunc appc~r< 10 ~hnrc thl' l'icw, p11~iuo11 ur 
perspcc11vc cxpn•s>Cd hy the lcllt"I'. 

<.:cm·raUv, l found 1he lt-nrr rdnnwlv h:ml 10 folio\\ from '"" subject to :tnfJ1lwr unJ ~• ,me \\'1 r,· 
cu,·ncJ in the: same par:ignph. M:1111 of the pouu,- n»tll' \\t1lur1 the lcucr: 

• 

• 

• 

• 

<In no1 p<:.n:ain ro ch.- 111sk at hand. namely 10 ,lc1crmme if a shortay,t nf l.tfR< ,ter..,g,· 
1ndu::triaJ lan<l is a lundr.a.ncc 1,, o, crall l.•cnnnmsc ,JrH.·lorml·nt ;anti d1, ~r.llic.111011 l'ffut t:-. 

an. tocu:t.<:d on cconom1c dc,·cloprr.cnl .sua,q,. nu< cct.Hlurruc t•pporrunmt...._ .inc.I uu:, 
ref..-ences of rclaU\·dy !tmplt,uc v< "u1 ,·~=- ccunoovc dcvdopmcn1 «1<1t·cri- , 
a1r..-mp1 to msc:rt IIUJ Fncnds subwcnn: -1:11cmcn•1 •bou1 spc,:tlic inJt1,rri,•, and e,cn 
compamcs moo what $houlJ be~ r•n 011h, ltrt I\ nk'thoJ.,l,'J!\, ond 
dcarlv et:1mc, from 2i per,,p..-cu,·c th:u la.vu~ th,~ ,t.uu,. 1.1uo tur uur currcnl tanJ u"'..: :'r-.,un 
rnther 1h:1n rht' mno,rauon 

tnL< l~ucr 1s an •11,mpt 10 coherentl) 2JJl't'>• die ni~~,r C'lnC'\crn• r:u,-..J I>) 1101 l"ncnds, nu1 111 Ju 
ordcr cried in 1hc k·ttcr, bur I>) car,,-:,m 

Sl'atus Quo 
-n,c fir,;1 fl'\Y pa1,..-. nt1cmp1 10 mokc - C>>< 1l,a1 C\1•1111)! )anJ Uk bv. pro•.-cdl, .1Jl 1ht· I"•~> nl'\'t'""I'\ 

for cumn1<1nmtt 10 m,et bl'ft< anJ ,mull m.k,,cra,I ,k" d•')'nwnt n=ls. II 11,,- \\<Tl' 1h, .-. , • 1hc 
DJ.n) v:,nt li,r rim P"•Jl'CI '""'''! b,: ,I• ••nrk1,· '"''' nl '.,hubk- DIii<' anti................. 11,, 
11nplic1u,,n th.u 1:.q.,,tt- mJu~tri.,1 Im nn,1, ,,tt1IJ ,u,ndtu,, be: met u"lDh c:,1,un~ bnJ .1trc.,1tl) 111:t.ttlc 

L'rb.m ( ;r,,w1b LlounJ:mc. , l l ;U,) on•••"' h111lll11w- o< ,mph· \\1-hf.11 thmL.1111• If h1>h>n h,, 
pru,•J..·d .uw ll ...... on,- fur t. )n.wu1 tnnunu1111tl rt1l• p., •I '"..-.ul· cht"'\' "uu}J "': ch.;11 1h4.·f't' I> .1 n . .uur:11 
pn1pn1,1f~ t,,r mLIU,lrl1ll l.111J \\IC)llll \ ( ,I\ hi 11~ t.tHl\ \'(H:J frotn mJu 1n.1l 1UtHOl• 1n tttlh. U-.C."" 

\fo ... , ( c111r-.il <.Jn,•on cnmnnnu11,· h,t\\' .1ln.·u.k· t,impk1,,J lllH:n1un4.,. o f mdu rn:-al LnJ .a1u.l t,tf 
, >'11l4.' 1lu:t1 an. , 1r1u.11h n,1 ,•plum ... ••r lhl ~ :irL· c·,rn n,c.-h- hn11u:J !r.tmul1rh. ,, l,1lc c.:, n<stknhk 

.1t~•n. g,.ttt Ul\ nlHU'\ C\lrt\:l\lh \ ""'',. luf \:\1,1111\' t1~u,1n.1I huil,liu,.:.~ In tht: f\.J'lon. 1hn r.,n-J.:1 moc1h 

uf 11t.1U fnutl'tH"-'"• prubkm .. 1nt ,uli,1c ull 1umur ,,net """·.:. okkr ,trul rurc. nnnt." can 1nt..,·I th«.· nn-J 
ttl ., }.U)•t' u,\.'r ("\ t'II 1( ('tJU,cibd--nnn \\,h r~ln ,H ,II, 11r i-<onrntllC"".tlh it .a,-1bh.: 
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·n ,c argument also is made that the solac <'<jt1ipmet11 (Mnufaccuring 1nJ ustry in Oregon ha~ been 
:able m grow, nd<ling companies snJ job; witl, in ,·xfo ing UGBs. \'t'hilc ir is I.rue 11ln1 former 
semiconductor manuf:iccuring focilirics in O rc:gon h:tv<.: hcc11 ~• comrc:Uing n:,;St"C to 1hc 1ndu~Lr}'. the 
s,mplc face re,uains th:tt loc:iting such inJuslrial Jcvdopmcn rs uut~ide U(;Bs is nm leial en 1l11s 
stnu.:. Gi\!t'.il Lite sheer shorrnge of rural industtk1l land invcnLory :md the rcc1uiremt-nt of cc:1n1p;1111t..·~ 
tu develop their own onsite water -nnd w:1stcwatcr u-<.·armcn1

1 
WC' !-houJJ <.·xpCC[ to set' ncnrly 10()(' ·u of 

a11)' u1Jus1rial sector t0 grow with in UGB~. ,111d more sp~-,:,GcaU) within rhc: ci1y Umit:< o f 
municipalitic~. ·n,is ngain assumes that 1he sracu~ quo, in the l:Jre of pcr,,i~rcnc d~'ITland, is aJequoie 
ro dc3I ",th l11 rgc loc users. This assumprion is d ubious. 

'!'he reul question reaUy remains: how many companies needing lnr:ge inJustrial-ir,nc acreage 
bJ<pru,sccl Oregon bec:J1use of the widely ncknowlcdgcd dearth ,)f $\lCb properties? ·n,e REOA 
:mc,npis nnu, we believe succeeds, to <JU>ntify this ,nherendy <liificulc mctdc. 

Sub jec1ive Comme otory 
EOC() fir,ds ic very interesting that 1000 1:cicnds nave boldly made• value , rncemen, no, o nly obout 
nn i11uustry communicic; in the region hove sclecrccl 10 caxge,. but acmaUy • company 1ha1 located 
rcccn rly in the rc~ion.. To d,is poia1, it is clc:i.r that tl, c community in which that comp:m)' loaued is 
pk"scd with the result. Concrndicun,g thdr 0\\'11 stotcmmt damung that ·~11,erc is no :malys,s o f 
wlll'thcr ony of ,he , 1rmgths or wcakJ,csscs would .rctuaUy c.~usc any hrgc cmplo) cr to locat~ ut 
c:~nic-•I O regon" yet nomcs thar htcgc employer. Faccbook, that purchas«J 125 acre-.. Cl= ly, !hen, 
,s vc,1' recent p1't'.ceden1, there i, demftnd nnd ,here will be more. ·\pp2rcntly, l,c,caus,· )()()() Friends 
d<>c, nur "like" lhe volume or land or ur.iliti<'s used by the foa l11y o.r indw;cry in general. rhis 1S not• 
rdcvant cx:unple. 

Economic Opporru1>itks Analysis Scope & Economic Oeve lopmea, Assu mptions 
·n,., in,pLication ,hoi n cumn1uniry', la,gc indu,u,al 101 needs - a,pllciry ro 2ccnmmodaie current or 
f,11urc opporC\.Jmtie~ - can be mer , ... m iniprovc<l cduca1 ion of ils residents 1.s ennrcly out of tl,t ... scope 
of the R.f::OA. t\ c:,sc is •1$o m,iJc 1hu economic dcvclopmcm strategies an: not •dcquo1d) 
ou1li.J1cd as o par1 oi the work to be compfercd hy RJ•O.\. The puq,o~ o f the stud}' \\o'll< nnr to 
provide or1 i\ -Z ro:,dmnp for economic dL-vdopmrn, •nd the many •nd complicated steps nced...-d 10 
nkh1<·,c succc,1, for a cornmuni ry. rhe « -g1<>r1, or lr,r ""l' spttific: indu,11), ch a point of clarilicauoa, 
d1c<c .ir.11egics arc alrcad)' in pince, ·n,e scnpc or the RJ- OA is 10 dc,ermme if a shortage of locge 
,,crc:;p.e 1ndu~1rial la111.l is n bmd rancc "'economic gro\\1h •nd di,·.-rsific:icioo ~fforts. ff ,o, the 
lU ' O \ '"10 recommend seep< 10 nddr~,~ 1hi.s dcfioency. 

<:ummc11t~ 1n1de in the letter infer 11m •nr.1cnon of br;."' iadu.so:ial lo, o<cr> is rhc: only SU21<"g,< of 
lnc:111 anJ rcg1orul ,-conom,c uc,·d , ,pmcnt .. ffons. Nothing could be further from tl,c trual1. 
J.~l1or1, rn help esll<bng c<>mpanies {btJ:c 2nd sn,~11) to grow or sustru.n thcir o nplormcnt h"'·c bcrn 
111 pl•c-r for more 1hon • d<'rntk. Fffort~ Jo help ,ran-up, ond earl~ <10~ cnmpanics are also "'~idly 
c•12hli1hcd. l..oc->11 nod te;p<mal rec111iun,n1 effort, 1,1 Jttrac1 new firm< do n.1r f,,cn, onh· on large 
<'mpk,\l'rs nt blJ(<' facilitws. (.?uitr th<' ct•ntral') ! . \ rua1mi1y .,j time. money and effort ts dircc1ro to 
,m.111, r , ,pcmuoni, - m~t of whi~h m:I\ ne .. cr lu,·c need of• l:tq,'t' t11Ju,1 nall,·· znnetl lot. l his h~, 
hwn J,,cum<'J11ed in prcsm~,uom< b1 die ('(1fN1h:1111 ~ntl \\1th10 die RFO.\ . :\Ir><{ in1pnn2ntly. the 
RF< I\ "001 a pre.mpoon of how"' do <.'C<41<>mJC Jcnlopm~m a, llN~I l· ricml.< implic-s. 

r• f )\ .. (j u11dcr.i.r.111t,b~ ,Ir.II l)lO,.I 10b, CCUI~ t"roo1 CX1Sfll)~ companies. winch is wh,~ 11 , lt'tlicJft.. .... m o n.· 

rlun :tu" • o f ii .. ,•llfU1> 10 fo)1.ct'III!' e1un,-,rl, 1t.~h.11, :mJ tht- rcto\uun / c),.p.1m,1un ot (.·'XhO.n_g wdt."tl­
.. ,cu•r o.>mp111111.:s:. ll«n01nll."fll uf compank.~ 111 Ot"W anJ c..'Usun,:t inJu111;1nc-,.. ho-.'-'t.."\.c.:C. U an 
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Page 3 of 4 1000 Friel\ds Technical Response June 3. 201 1 
i mponani compone111 of any success ful econonuc development progr•m and ,livr"i flcacion 
sttategy. New companies bnng a di fferen1 nux of professional and 1eclrnic.al rnlcm to coo'\01u11itit's 
that can spnwn 01her busincs~es and cechnulogies. Jmel's e,pansio1110 I litlsbr>I'(> m the b t,· 1970, i, 
;i good cx~unple in () regon . i\1 thal ume ir W:1$ a rc:.cniitmcnt pro1ec,. bu1 in rhe :-ub '!'-L't.lucnt <.k·cu.lc.::-
1his glob»! leader i.n stmiconducwr technology and production spu11 off more than l<K> compon,c, 
(many small) that s1g11.i tica11rly conuibured ro the ove,.,.ll cliversificaoon of Ort·gon and of coursf 
many well -paying jobs. 

11,e lencr nlso mistakenly tncs to make Che case that 1hm large employmcat is geuer:Hed by large 
industrial lot Ul\et·s, which nt.-ct·~sjca«.:~ che nmen.ioe:- ond r<.-SOLU'Cl.·~ • ..:och u~ hjgher education found 
-only in larger mc:tro :i reas. \Xl irh sc:veral indu:H.rie::., th.is i:- not rhc c:1sc. While a typical 
manu i'act11ring compa 11y m·ccling 50- I 00 acr.-s nnd buihling 200,000 - l ,000.tJ( 10 square feel would 
,employ r.housands oi people, this cloes not hold tnie for 1hc Jam c~nrer .inJuslty, warehou; ing and 
d.i::;uibution mdu$tty and cert~1m high technology manufocl1.1rer$ such a$ ate found in ckc.tronic~ ~nd 
the renewable energy iadusrry (i,c. polycrystalline refinement). In foct. it is mo,-e likely 1hat 
-comparncs in these secrors will actually seek less populned arcns to locate opcraci011s because vi 
-severa l CO$\ !',ctors including !:ind, rranspoi~scion capacity. u1ilicics •nd labor. 

Fu,·thcrmorc, thete should be no assumpoon, as ts made ,n the 1000 Fne11d$ lcrl<.:r, chat lvcaoon of 
lhest" operations. on :i per compn ny bash;., geoerate::;. :, h11·ge Jump in econonuc or popul:11.ion grnwth. 
Similarly. populauon wow1h ra,·ely de1emunes where large fociliuc$ ,ire loca ted. 

, \ C:1$(.' L!\ m:idc in the lt:ttcr drnt sma.U cn1plr.>yc..-r:;; create j<.>bs :m<l hu;g<' employer:- (a fal!>c preJnise for 
l:trgt.· indu-:;J1i.;1J loc use,;:;) ~hed Jobs. Rcsc;1rch o n Ll,is topic 1:-. far from condusiv('. 1\n ubv10u$ 

quesLion 111 1$ed by lhls h}rpothesis is: \Xlhat h3ppens to s l~r, up ;1cuvirr in rhe ab~encc o f large 
employer:-? Tlmt is t.o say. ii: you have 11 de.arth of la rger c1npl(>yers. from which a disproponion:llC' 
number oi smaU vcnrures spriog, wh~t is 1hc com,~ponding rnce of new vr ,mall company job 
.gro\vrh. \'(.'o u)d the ~e:utlt~flrea have over l ,00() !-ofr\'v':ue furn:-if l,.aCicro~orl were located in New 
·tvfc:,.; k o? ·na: f:1c1 re111auis th at the "who creitks 1obs,. ,:i rguml'n1 m1SSC$ d,e poinl of the REOA. 
Wli1hou, plac.es fo1· lnrger employer$ QB. it1dus1nes that need ln tgc ~c.reage, Ctnt ral OrPgon (and 1he 
~t,Ht vvcrnll) implicitly forces out 1J10,e operaoons. A real world e,ample of where rhis is 
happemng is Boulder, Color:1<lo. 

The Boulder Mt a is o ho1 bc<l foe sta rtup acuvit)', cese;irch •nd dcn,lopmenl ond technolog)' 1ra11sfec 
from ncea univers1ric:6, ~nchnrcd by tbc Urnversny of Colorodu. Bue :;;.u1ct planning cont (ols in 
13uuldt.·r force oul tht: mo:-1 :-:ucces:-fi.tl compau.ic:- bcca use there: i!> literally nu pl~cc- for co mp;1nic:i o ( 

size to locate. Some lind home~ in n~tghboting cr,nunu,:liues, orhcm; leavt' the srnte almgecher. l11is 
m,nJ I$ dncumentcd 111 n 2010 smdy by J lc-,idwaters f...conomks of 13vzeman, :\ff ch,11 ,pecili(o1lly 
·comparcS" peer conunun.iues in the western U.S. to Central O regon {Deschute~ Courtly). 

Tow,ird ch<: end of the IUW Friend, letter, it m"ke" rc•fo,·encc th',,1 (".t;ntral Or~g()n ,impl)· can ', 
coanpcrt: wirh urh,n nrc:1$ for large pcoject:;., ~n 1e fac:t i!-" rhat ,vc do compe te: on~ rc.:gular b:t:-is with 
:trt:a$ with much largc:,r popuhuions includrng Boise. $p-okan<: . .S<~ntle (::tnJ ~urrotu)d.Jng c<>llln)unjtics) 
Portland. Reno nod orhc,· ,mall/inidsi.z<: mcu:os 1h;1c offer similar Gfcst:, le nnribu1cs ~nu mi., of 
hus:inc.:;;.;; location lnc-1qr$. ()Oen, Cemrnl Oregon is compt:t.iu~ fr1r prniccr:;. \vhcn.: ownc~ o r 
1n an~cc~ arc not l(1t,king t(,r 21 c.kn:,,c url>:1n area (or thcu· t1pc-r,1rio n:,, where. ... 1h~ cu-:-L uf,and 1s 

l"Xpt'11$1Ycc. rransport-:,tiou nmh.$ fOO con~t"':!h:cl lab"r Cn:,.l:;; :u,d curnp<.'.titron rte<.· hi~h. 
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J .t~tly. tlw lt•ucr rmcr:ucs the pos1urm of LOOO racntls o( On:goo char the REOi\ ls lacki ng ;1nd rh:n 
chcir o~n,1a11,m l'IUppuct~ r~ion:ll coope1"l1Uon tmd land use decisions: ch:n fos-rer economic. 
itro,v1h. 11,c propo,JJ nurl111cd in the REO,\ ro cren1c an i1wen1or:y of 1ix sit,·s initially region-wide 
thnt would IK" cxclu£h c tor l.1rgc-lu1 u,cr., is ionovati,·c, doc,s not dismantle Oregon's land u.,c 
.y,rcro nnJ 1>n.wldc, sornc option, :ind .1l1cmnciw.,, 10 n1trnct employers ro rhc region. It also 
'-"J"•P th<· 111u ti.c\.l ttupport of dry :mJ county plrmrunp, d1rccl01·s, Oregon's ccoaonuc dt-vclopmcnt 
dcpamncnt, and r:DCO. To ~av rhc least, 1t rs disappointing th:u the wo rk enco1np:1s.<ed by tbe 
Rl '.0,\ gnmcn:d so little support .u,d so Lirtlc con$trucrive feedbnck from l(l{l(l h :icnds. Srill, nmv 
•• rk 111111' 10 move o n ~nd mow forward. With unemployment ra tes in c ~'fltrnl O rcgoo more thau 
double ,rntc: ond narionnl nwrnf:C<, Hctfon, not rhc.1odc or prc~ervacion uf the s1:1rus quu h needc."d. 

~-/,L 
I, 

Rn1,'Cr J. L,.;c 
Executi,·c Director 
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COA RCentr~t Oregon 
AssoCliltaon or 

REALTORS 

!\ 1ck L.cloc!.. 
Planning Di rcc1or 

June 10. '.!HI I 

Descbu1es County Communi1~· Dc,·ek•rmcni Depanmcnl 
1300 NW Wall SL 
Bend. OR 97701 

Dear Nick. 

Z112 N.E •1M S11ce1 • Eenu OR 97701 
5411 382 3•52 • FAX 15-J \ I 3B3 J020 

,w,w tOt'\Ua.lorogomeauou com 

The Central Oregon Associa1ion of REALTORS! expresses ii!. suppon for the Regional 
Economic Upponunit} Analysis and urges the Land Consel"\'l tion nnd De, clopm<.'nl 
Commission to approve 1he report'~ findings 1111d rccommend111ion.s. \\'c :il!.O encour~~<' 
:ill of the other local ~ovcmmcnts in 10..: region 1.i cooperate "ith <'ach other and 
Deschu1e~ County in this region~! ctfon to implement the REOA"s recommendauons 

The economic crisis that has gripped Ccniral Oregon since 1007 is larg~ly the rc,ull of a 
rapid decline in the real cstace de,elopmenl and coosu-uction ind~ tl') and the subsequ<'nt 
collapse of home prices. Our n:gion has long been subjected to economic di,ruptions 
caus,:d by our overreliancc on a few industries. Without a more diver,;ilied cconom} this 
panem of growth and collapse "'ill continue. at some poinl pen11ancn1ly wni,hing our 
high quality oflife image. It is vital that state and local go\'emments act 10 improve our 
economic compeLitiveaess while there is a rare political consensus regarding this prublcmt 
and its se, erity. To lha1 end. the RF.OA represents fresh thinking and an inno, ·Jtive 
approach that has the potential 10 impro,·e Central Orcgon·s economic c.ompcliti,eness. 
create jobs and pu1 people hack ICl work. 

The REOA points ou1 Cemral Orc,gon·s natutlll disadvantages that impact ourttonomk 
competitivenc,s. Unfonunatd) lherc 1, lillle we can do about tbo,c facw~. More 
imponantl~ lhe REOA docs an excellent job of identifying lhe obsiades to economic 
developntent posed b~ the sia1e · s comple:1: anJ burden Mime land US<' •) ~tem. 

I. [conomic de,cfopment trends and panems change, ,..., thin 1he .:!0-~car planning 
period enshrined in land use la" 

' lim~ I> cri1ical 10 the pri,a1.: .s«ctor. Long ume period, for infru,,mrcture 
Jevefopm,·m and Lr.msportation plan updmes are sigmficant ba1Ticrs 10 c.:onorn1c 
de,·etopmcm. 

rn •••• h .. 
(t,._ • I 



J. ihe immediate availabi lity and diversity of si tes is more imponant 10 busmesses 
than a , umrowiity 's 20-year supply of land. Economic development requires a 
real inventory or quality sites a1 any given time 10 meet the private sector's needs. 

h is clear from the REO.'\ that Central Oregon's abiliry to meet the needs of businesses 
and to do so rapidly is csscotial 10 our competitiveness. Unfortunately. our top do"'n, 
command and control land use system lacks the flexibility and responsiveness that we 
need 10 attract and retain ruanufactw-ers and otber employers needing large tracts of land. 
If the S}St~m 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 treod toward 
small business development should be lhe focus of our economic development effons. 
Perhaps they missed the main point of the document: one of1h1: principle reasons for this 
trend is the lack of shovel ready large sites suitable for industrial development. The 
REOA identiGes a real problem with our economic .:ompeti tinm~ss and proposes a 
targeced solution. A comprehensive approach 10 economic de\'clopment involves 
acconunodating all types oi businesses, large and small. Purposefully excluding large 
employers from our region will prevent us from divers.ifying our economy. 

The uocenainty created by our land use laws and regulatory policy is a deterre.oc co 
private sector invesonem and growth. As the city of Bend· s experience demonstrates, the 
UGB expansion process is lengthy. expeasiw and unpredictable. An~ community tha1 
anempcs a land use ace ion in the vicinity of a state highway facxs the chalh:nge of tJ1e 
Transportation Planning Rule. In addition to those burea1,1cratic baniers to expeditious 
land use actions. cities and counties are likely 10 face numerous and proltac1ed legal 
challenges from powerful anti-growth pressure groups taking advantage of Oregon's very 
low bar for appeals. The recem example of Solopower moving to Pon land explicitly to 
avoid a political batt le "ith local activistS in Hillsboro demonstra1es the problems a 
community may face in trying to land a large empl.oyer providing fami ly wage jobs. 

A new process is needed. There is no exiscing model 10 rely on because Oregoo·s land 
use system has prevented necessary land from beiog available. for large lot industrial 
deve lopment when opponunitics arise. DLCD officials have asked us. "What would you 
do if you could do things different ly?" They've asked us to ·'iMpvate .. for them. They've 
stated they want this new concepc 10 sucCC<..>d . The REOA is a reasonable proposal to do 
chJngs diff~rently, to innovacc. IL wil l not ~ol,..: all o f our problt-ms. but it is a crirical pan 
o r our future economic success. Ir Central Oregon continues 10 be burdened by a nearly 
forry year old land use system that is not responsive 10 the economic condnions of today. 
much less tomorrow. then our qualicy or life will continue 10 erode. 

For the REOA to have a positive impact on (HJr economic comp,::1i1ive11css it must 
provide flexibility 10 local governments in identi iying and securing large si res for 
potent ial industrial development. Eligible sites must be "sho,·el ready .. immediacely. A 
20-~ear land supply is nnt real inventory. and a false invcn1(11y• is \\Orse than having 
none. 



Requirements 1ha1 eligible si1es be adjacent to UGBs also " ill limit lhe el'lectiveness or 
the program. For example:, areas east of Bend in lht vicini1y of 1he airpon and/or sewage 
treaunem plant are capable of being served by u1i li1ies and would otherwise be candidaies 
for industrial dcvclopmen1. bu1 arc no1 adjacent lo Lhe ciry 's UGB. We also need 10 
consider bolh public and privale land for eligibll iry. 

The REOA also will be less effective if sites adjacent to city boundaries are required to 
be brought into a UGB. There should be flexibi lity 10 allow sites 10 remain in lhe coumy. 
perhaps under a new zoniog designation. lf local govemmems wish to bring eligible ~ites 
in10 their ( 'GBs lhey should be able to do so under an expedited proeess. whether or no1 
the sites are in an urban reserve. If cities are required to go through I.he nonnal UGB 
ex pansion process this program will 11(11 work in a ti.mdy fashion. The process is too 
cumbersome and subject to Jeng1hy legal banles I.hat will delcr pmemial employers. 

If the r~al goal is job creation i.n a Limely manner. then C'enual Oregon needs LCDCs 
blessing and suppvn for an expedited process. The future implemenllltion of I.bis regional 
large 101 industrial program may take multiple paths. The li.rst would be pursuing 
nec.:ssary plan changes to create a ne" large lot industrial (LLI l zone in coun1y 
jurisclic1ions, no1 necessarily "~thin a city UGB. The second would be 1hroug.h a 
, treamlined UGB expansion process for this new zone. In practicality, with on ly a few 
public ly-nwned possibk excep1 ion,. eligible sites do not ex.isl within our ex.isling. UGBs: 
and if they do. changi ng 10 lhe large 101 industrial zone would be a downzone and 
1herefore econ,>mic-ally unlikely. 

We appreciat<? 1he opporiwiil)' 10 work oo tbis project and COAR looks forward 10 being. 
involved with the irnplem~ntation and site evaluations going in10 the furure. 

William Robie 
Govtmment Affairs Director 

' . 



REVIEWED u 
LECAL COUNSEL 

For Rccocding Stamp Only 

BEFORE THE BOARD OF COUNTY COMMISSIONERS Of DESCHUTES COUNTY, OREGON 

An Ordioance Adopting a Central Oregon Large-Lor 
lndus1rtal Land Need Analysis and Amending the 
Deschutes Couniy Comprehensive Plan 10 Include 
Reg,onal Large-Lo, lndusirial Land Policies for 
Ccn1ral Oregon and Declaring an Emergency. 

• 
• 
• 
• 
• 

ORDINANCE NO. 2013-002 

WHER.EAS, Slaff ini1ia1ed 1h1s ordinance pursuant 10 1he April 30, 2012 agttemenr between Deschutes 
Couniy, 1,000 Friends, lhe Governor's Office and Oregon Oepartmenl or Land Consetvation and Oevelopmen1 
("OLCD"') in senlemen< of 1000 Friend, of Oregon v. Duchu1es County, LUBA No. 20 11 · 121, as out lined in 
E.,hibi1 D, anachcd and incorporated by reference herein: and 

WHEREAS, 1hc Deschutes Co~nl)' PlaMing Commission reviewed lhis ordinance a, a worl< session on 
December 13, 2012 and, on 1hat same date, forwarded to 1he Board a recommendation or approval; and 

WHEREAS, 1he Board of County Commissioners considered 1his mane, af\er a duly not iced public 
htaring on January 7, 2013, and on 1ha1 same dote fonds it in 1he public interest to adop, a Central Oregon L.arge­
Lo4 lndustriel Land Needs Analysis and corresponding regional large-101 ind uS1rial land policies inio the 
Comprehensive Plan; and 

WMER.EAS. because three years have passed since the project 10 create and adop, regional large 10< 
Industrial land policie., began, these new policies could provide a dramatic improvement in the Central Oregon 
economic s,1ua1ion such 1ha1 a delay in lhe effeclive dale could considerably delay the region's abiliiy 10 take 
advantage of1hese new poltcics: now, therefore. 

THE BOARD OF COUNTY COMMISSIONERS OF DESCHUTES COUNTY. OR£00N, ORDAINS 
a., rollows 

Sec1ion I. AMENDMENT. Ocschures County Code 23.01.0 10, lniroduction, is amended 10 read as 
described in Exh,bi< "A," attached and incorporated by reference herein, with new la11g11age undctlined and 
de le red language set forth in Slr>ikellv<>wgl;, 

Section 2. AMENOMENT. The Deschutes Counry Comprehensive Plan, Chap1er 4, Urban Growth 
Man3gemen1, is amended 10 read as described in Exhibit "B," anached here10 and by 1his reference incoq>0ra1ed 
herein, wilh new lang1,age underlined and language 10 be del<ted in strikethrough. 

Sec1ion J. AMENDMENT. The Oeschutcs Coun1y Comprehensive Plan, Chapter 5, Supplemen,al 
Sections, is amended 10 read as described in Exhibit "C," a11aehed hereto and by 1his reference incor)lOralcd 
herein, with new language underlined and language 10 be deleted in s1rike1hrough. 
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Section 4. F!M)INOS. The Board adopts as its findings Exhibit "D," anached aod incorporated by 
reference herein. 

Sectjon S. EMERGENCY. ,This Ordinance being necessary for the immediate preservation of the 
public peace, health and safety, an emergency is declared 10 exist, and this Ordinance tak.es effect on its passage. 

Dated this 1~ of ~ 2013 BOARD OF COtJNTV COMM ISSIONERS 
~ OF DESCHUTESCOtJNTV, OR.EOON 

ATTEST: lf7. /,. 
~(~ 

Recording Secretary 

{))~~ 
ALAN UN= •~ 

TA~ 

~~ 
ANTHONY DeBONE, Commissioner 

Date of I;, Readini1,J'!;. day of --.>S¥i~~~:V2013. 

Date of 2nd Reading:~ day of . 2013. 

Commissioner 
Anthony DeBone 
Alan Unger 
Tammy Baney 

Yes v 
Reco 
No 

Effective date: 1 41-day of "'013. 
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Chap1cr 23.01 COM PREHENSIVE PLAN 

23.01.010. lnCroduclion. 

/\, The Deschu1cs County Comprehensive Plan. adopted by the Board in Ordrnance 2011-00J and 
found 011 me Desc11u1~ Coun1y Community Deve1npmen1 Oepanment \\'cl"ite. is incorporated by 
reference herein. 

B. The Descbures County Comprehensive Plan amendments, nooptcd hy 1he Board rn Ordrnan<.'<' 
2011 -027, are iocorporaced by reference herein. 

C. The Desch111es County Comprch~nsive Plan arncndrnents, adopted by the Board in Ordrn:111ee 
2012-005. are incorporated by rcferen.:e herein. 

D. 11,e Deschutes County Comprehensive Plsn amendments. 3dopted by the Board rn Ordi11ance 
2012-0 12. are incorporated by reference herein. 

E. The Deschutes County Comprehensive Pinn amendments, adopced by the Board in Ordin.,nce 
2012-016. arc iocorpora1ed by referenre herein. 

L The Deschutes Count\· Comprehcn,he Plan amendment,. a<loptetl h1 tbl: n\"ilrJ jn Ordrnarn:c 
2U I )-Q(t2. are incorporated bv rcfNcncc hercrn. 

(Ord. 2(113-00:? §I.2013: Ord. 20 12-0 16 § I. !012: Ord. 2012-013 §I, 2012~ Ord. 2012-005 ~I. 2012; 
Ord. WI 1-027 ~I through 12. 201 I: Ord.20 11-003 §J. :011) 
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Background 

This section descnbes the coord1nai1on between the County and the cities of Send. La Pine, 
Redmond and S.scers on Urban Growth Boundaries (UGBs) and Urban Reserve Areas (URAs). 
Sutewode Planning Goal 2 recognizes the importance of coord,naMg land use plans. 

"City, county, su1e and Ceder.ii agency and spec,al dismct plans and actions 
related to land use shall be consistent with the comprehensive plans of cities and 
counocs and regional pbns 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, serrupubhc 
and pnvate agencies and the c,ouns of Oregon have been considered and 
accommodated as much as possible." 

Population 

An 1mport.1nt bas,s for coord,naung with o ties is adopted populaoon projections. Having an 
eSltmate o f anoc,pated population 1s the first step to planning for future growth and 
conservauon ORS 195.025(1) requires counties to coordinate local plans and population 
forecasts The Councy oversees the prepar.ioon of a populaoon forecast in close collaboration 
with cioes This 1s important because the populaoon of the County has increased s1gm6cantly tn 
recent decades and a coordinated approach allows citJes to ensure managed growth over lime. 

Table 4.2. 1 - Population Growth in Deschutt-.s County 1980 to 2000 

Sources 19ao 1990 I 2000 20/0 

Popu~uon Res~rch Center July I estUNte.S 62.500 75.600 116.600 172,050 
US Census Bureau Aprd I coums 62.142 I H .958 115,367 157,733 

In 1996 Send. Redmond, Sisters and the County reviewed recent population forecasts from the 
Portland Suce Umvers1ty Center Populauon and Research Center (PRC} and US Census 
Bureau. Department of T r.insportation, W oods and Poole. Bonneville Power Administration 
and Department of Administrative Services Office o l Economic Analysis. After reviewing these 
pro1eccions. all local governmen~ adopted a coordtnated populauon forecast It was adopted by 
Deschuces County in 1998 by Ordinance 98-0S.4. 

The results or the 2000 decenn,al census and subsequent populauon esumaces prepared by the 
PRC revealed chat the respective populations of the Councy and its incorporated c1ues were 
growing lasler than anucipaced under the 1998 coordinaced forecast. The c1ces and the County 
re-engaged in a coordtnacion process between 2002 and 2004 chat culmmated with the County 
adopung a revised populauon forecast chat pro1ected population to the year 2025. It was 
adopted by Ordinance 2004-0 12 and upheld by the Land Use Board or Appeals on March 28. 
2005 

The following cable displays the 2004 coordinated population forecast for Deschutes County 
and the UGBs of the cities of Bend. Redmond. and Sisters. 

0EscHUTUCOVNTY CONPREHEMl'le PlAN - 2011 
CMM't'ER • UR&AN GROWTH MANAGEMEr,tr S£C1l0N 4. 2 URIANIZATION 
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Table 4.2.2 - Coord inated Populaaon Forecast 2000 to 2025 

Year 8endUG8 Redmond UGB Sisters UGB Uninco,poroted Toto/ County 
County 

2000 52.800 15.505 975 47.320 116.600 
2005 69.004 19.249 1.768 53.032 143.053 
2010 8 1.242 23.897 2.306 59.1 27 166.572 
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 ,95 1 240,8 11 

The process through which the Councy 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 cicy in Deschutes Co unty is the City of La Pine. Incorporated on November 7. 
2006, t he City o f La Pine's 2006 population estimate of 1,590 was certified by PRC o n 
December IS, 2007. As a result of La Pine's incorporation, Deschutes Co unty updated its 
Coord inated Populauon Forecast with O rdinance 2009-006. 

The purpose o f t his modification was co adopt a conservative 20 year population forecast for 
the Cit y of La Pine that could be used by cicy officials and the O regon Department of Land 
Conservation and Develo pment to estimate its futur e land need and a UGB. 

The following table d isplays the coordinated population forecast for Deschutes County. the 
UGBs of the cities of Bend, Red mo nd, and Sisters, and La Pine from 2000 co 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 8 1,95 I, to 79,599. 

Table 4.2.3 - Coordinated Po pulation Forecast 2000 to l02S, Including La Pine 

Year Bend Redmond Sisters Lo Pine Unincorporated Toto/ County UGB UGB UGB UGB County 
2000 52.800 15.505 975 - 47,320 116.600 
2005 69,004 19.249 1,768 . 53,032 143.053 
20 10 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 

2030 Populatio n Est imate 

Th,s Comprehensive Plan is ,mended co manage growth and conservauo n in the 
unincorporated areas o f ,he County until 2030. Because the official population forecast extends 
o nly co 2025, Co unty staff used conservative average annual gro wth races from the adopted 
populatio n forecast to esumate population o ut co 2030. The fo llowing table estimates 
Deschutes Co unty population by extending the adopted numbers out an additional five years. 
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Table 4.2.4 - Deschutes County 2030 Population Forecast 

Year 
Bend Redmond Sirters Lo Pine Unincorporated Total County 
UGB UGB UGB . UGB County 

2030 119,009 51,733 4.426 2.632 88.748 266.538 

Sorn'«! Covnty nth,,~(H bu~d OI\ IJ,41 2004 Coordn'•<1 tcd P~tiOl'I F0t«m .is "hown btlow'! 
~ d' J 1v~e .it1t1Ual growth t11\e lrorn 202.S 10 1030 Is L70~ 

~edmond·s •veng-e,annua1 growth r,(e frol'l't 1015 co 2030 h 2.So,t 
S1J1crs' baied 1hcll' popuJulOtl M roreomd 1'\tees Oil bul$dlni: QO'l"th. residentfal housing unn.s. and ~KMU ptr dwcl• ng uf)lt 

LA Pine's aven.ge .ainl"I.JaJ tra.....th rate from l02S to 1030 is l.10, 
Oe:scfwtes C~,,ty') u,1'r.corpor.ited .w~., )VffJge 1n nv;i) growth rate from 20lS co 1030 Is l.l~ 

As the pie chart below indicates. ii population occurs as lorecasted. 67% ol the Counry's 
population will reside in urban areas by 2030. 

Figure 4 .1 Deschutes County 2030 
Estimated Population 

UnntOrporolcd 
Alea 

? 
In 2030 

Such growth will undoubtedly require strau1g1cally managing the provision of public services and 
ma1ntainmg adequate amounts of residential, commercial and industrial lands_ Growth pressures 
will also require programmatic approaches to maintain open spaces. natural resources. and 
functional ecosyscems that help define the qualities of Deschutes Counry. 

U rban Gro w th Bo undary A nie ndments 

Bend 
The City of Bend leg1slacively amended its UGB as part of a periodic review acknowledgment in 
December 1004. The Bend City Council and the Board of County Commissioners adopted 
concurrent ordinances chat el<panded the Bend UGB by 500 acres and satisfied a 20 yeu 
demand for 1ndustnal land 

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

Sisters 
The C ity of Sisters leg,slauvely amended its UGB In September 2005 when its C ity Council and 
the Board of County Commissioners adopted respective ordinances. The Sis ters UGB 
expansion covered 53 acres and satisfied a 20 year demand for residenual. commercial. light 
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0<AP'nR 4 U"8AN GROWr>t MANAG,HENT S!.CTION 4 2 URllANtZATION 

PAGE l OF~ - EXHIBff' 8 ' IO ORDINANCE 1013,001 

J. 



1ndustrtal. and publ,c faohcy l;and. In March 2009. Sisters amended their UGB co faciritate the 
esubhshmeot of a 4-acre fire training facility for the Sisters/Camp Sherman Fire District. 

Redmood 
The City of Redmoru:l teg,slauvely amended its UGB 1n August 2006 w hen its City Council and 
the ~rd of County Commissioners adopted respective ordinances. The Redmond UGB 
expansion covered 2,299 acres and satisfied a 20 year demand for residential and neighborhood 
commeroal land. 

Lo Pi~ 
In 2012 la P,ne .idopted its firsc Comprehensive Plan. la Pine established a UGB that muches 
the ocy l1m1cs. bec.luse the City conlllins sufficient undeveloped land for future housing. 
commercial .ind industrial needs over a 20-year period. The Plan map includes land use 
designations intended co provide an arrangement of uses co ensure adequate and effioem 
provision of pubfic infrastruccure for all poroons of the City and UGB. 

Urban Reserve Area 

Redmond 

In December 200S. Redmond Crcy Council and the Board of County Comm1ss1oners ;adopted a 
S.661 acre URA for the Gey. lc 1s the firsc URA 1n Central Oregon because most oues find 
planning farmer mco the fucure than the 20-year UGB ameframe. challengmg. 

Coordination 

As noced above, Statewide Goal 2 and ORS promote land use planning coordmuion. The 
purposes of the urbanization goals and polioes in th,s section are co prov,de the l,nk between 
urban .ind rural areas. and co provide some basic parameters wtthin wh,ch the urban areas of 
Deschutes County can develop, although the specif,c comprehensive plan for each community 
remains the prevailing document for guiding growth in its respecuve ;area These pot,oes permit 
che County co review each ocy·s comprehensive pL'ln to ensure elfecuve coordinauon. 

The Redmond ond Deschu(es Couniy Communl!)' De>elopmen1 
Deportments recei,-ed the Oregon Chapter of American Plonnmg 
Association's (OAPA) Professional Achie>ement in PloMing Award in 
2006 for the ·Redmond Urban Reserve Areo I Urban Growth 
Boundary £xponswn Pro;ea. ". 

The fallowing quote taken from the Oregon Chapter of the AmL'rocon 
Planning Asso<iotion ·s 2006 Awards Program shows why the Redmond 
Community Development Deportment wos c/,osen for this oword. 

"An ou!Slanding effort to address Redmond's rapid populotion growth. 
including the successful des1gnaoon of on Urbon Reserve ond (he 
imminent designation of on Urban Growth Boundary. o "Frameworl< 
Pion" w,t/1 o requirement for master plonrung, ond the estobbshment 
of "Great Neighborhood Principles." 

Central Oregon Large Lot Industr ial Land Need Analysjs 

• -----
---· -

Dunne che 1990s, the Cemral Orqon I ecioJl e >< ~ · ,,:_11ccd ~ d, ~m~u~ v , ouorm u,on from ~" 
economy concentraccd ,~rgcty in wood pro<;luct1- into a 1cry1cc b~se<I econo~rvlflg, 
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growing and diverse tourism and household base. Accelera ted in-migr:icion and tourism growch 
_g;we way to rapid economic expansion. escalation in h.9me prices. and a sYstemacic shift in the 
local economy from zoods producing accivicies co service oriented industries. While initially 
representing a d1versificacion of the loc~I eco nomy. chis shift led to an over -reliance upon these 
cypes of ;nduuries. 

During the recent recession. che regional economxs vu lnerabihcies became apparent. Suicable 
!and for today's induscrial development forms emerged as one of Oregon's mosc severe 
development challenges. In 20 10, 2011 and 20 12. Deschutes Crook and Jefferson counties 
and their respective cities. undel'took an un11recedented regional evaluacion of che economic 
opportunities and conscraincs associated with users of large industrial parcels jn che Cemral 
Oregon region. The purpose of this evaluation was co aid in providing a more diversified 
economic base for che region chat would accommodate industrial uses wich a need for larger 
locs chan possibly may be currently available in any of the Central Oregon cities. As part of chat 
evaluation. Deschutes County hired a consultant co draft an analysis of Cent,:al Oregon's 
opportunities. competit iveness. ability. and willingness co attract more basic jnduscries. The 
analvsis focused specifically on industries chat require large locs. The result was a document 
v11i ed che Cencral Oregon Regional Economic Opponunity Analysis, and Wi!S che basis for 
Ordinance 201 1-0 17. dated May 31. 2011. 

Ordinance 201 1-017 was appealed co ,he Land Use Board of Appeals by 1,000 Friends of 
O rego n (" 1.000 Friends"). The appeal was s tayed 1n early 2012 co allow Deschutes County. the 
Governor's Office. and 1,000 Friends co explore a settle.n,ent which was ulctmacely reached in 
April, 2012. The settlement consis ted of policy concepts focusing entirely on Cencral Oregon's 
sb.Q.a:s.e.mi need for· large-lot. induscri~I sices as ws;II as a com.o.\i.!;mem from the Dru2ID,menc o f 
Land Conservation and Development (" DLCD") co inittace r ule-making thM summer. The chree 
counties. their respeccive c ities. 1.000 F.-iends. and DLCD scalf chen engaged in d rafting a 
proposed rule. In August, che final draft of chat rule was then senc co the O regon Land 
Conservacion and Develoi;,menc Commission ("LCDC"). As a result in November. the LCDC 
adopted Oregon Adminiscrative Rule (OAR) 660-024.0040 and 660-024-0045. Thac rule 
provides ch~c cllac che large..!90.n..dusuia.l land need anal,ysis agreed upon by alloL~~ 
once adopted by each ol the participacit1g governmental entities. would be sufficieJl!....tQ 
demonstrate a need for up co nine large induscrial sices in Cencra l Oregon. Six o f the sites will 
be made available initially. Three more sites may be added under che rule as che o riginal sices 
are occuRied. Alcer che adoption ol che new O ARs Deschutes Councy voluntarily repealed 
Ordinance 20 I 1-0 I 7 and adopted ii new qrdin;ince. Ordinance 2013-002. in ac;i:ordance with 
the OARs. 

Ucihzjng the new OARs. Ordinance 2013-002 emphasized Central O regon' ~horc cerm need !or 
a cricical mass o f compecicive and diverse vacant. developable industrial sites An additional. 
necessary component is an intergovermnenral agreement ("IGA") be tween che region's 
1urisdictions Md che Cencql O regon lncergovernmencal Council ("COIC"). Through che IGA 
COIC will provide oversight o f the shore-term !and suopfv of large-lo~ tn<;lustriill sices to en~ble 
chc region to become compecicive in industrial recruitment. Onco each o l the three councies 
and d,ei,· respective c ities ado pc similar o rdinances and enter inco ~n IGA with COIC che larg:e 
I.Q.Lllifil will enable indusoi al recruitment o p.ponu'1Jkle~ .. I,_o ~ctracc pocencial 1~ ,i~I us~ 
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consider che region chac may ROl have Otherwj5e W)thOUt me avatlabtfity of these 1.Jree lots, 
Participating lool eovemmencs will review the program after aU nine mes h~xe been QC~ 

or after tel} xears. whJ<:lteve,: comes firsc 

6 
-- -
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Goals and Policies 

Goal I 

Policy 4.2.1 

Policy 4.2.2 

Policy 4.2.3 

Goal 2 

Policy 4.2.4 

Policy 4.2.S 

Policy 4.2.6 

Policy 4.2.7 

Goal 3 

Policy 4.2.8 

Policy 4.2.9 

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. 

Parncipate in the processes iniciated by cicies in D eschutes Co uncy co creace 
and/or amend their urban growch boundaries. 

Promoce and coordinate the use of urban reserve areas. 

Review che idea of using r ural reserves. 

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

Use urban grow th area zoning co coordinate land use decisions inside urban 
grow ch boundaries buc outside che incorporaced cicies. 

Negotiate in tergovernmencal agreements co coordinate with cities on land use 
inside urban growch boundar ies and o utside the incorporated cicies. 

Develop urban growth area zoning wi th considera tion of the cype. timing and 
location of public facilities and services provision consiscent with ci ty plans. 

Adopt by reference the comprehensive plans o f Bend. La Pine. Redmond and 
Sisters. as the policy basis for implementing land use plans and ordinances in 
each cicy's urban grow th boundary. 

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

Designate the Redmond Urban Reserve Area on the County Comprehensive 
Plan Map and regulate it through a Redmond Urban Reserve Area (RURA) 
Combining Zone in Deschutes County Code. Title 18. 

In cooperation with the City of Redmond adopt a RURA Agreement consistent 
w ith their respective comprehensive plans and the requirements of O regon 
Administrative Rule 660-02 1-0050 or its successor 

Policy 4.2. 10 The following land use policies guide zoning in the RURA. 
a. Plan and zone RURA lands for r ural uses. in a manner thac ensur es 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 1n che RURA are brought into the urban growth boundary. zone 

changes or plan amendments shall noc allow more intensive uses or uses that 
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generate more traffic. than were allowed prior co the establishment of the 
RURA. 

d. For Exclusive Farm Use zones. parucions 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 physo~lly consvucted to Deschutes County standards. 

f. ProtcCl from development existing and future arterial and collector righcs-of­
way. as designated on the County's Transportation System Plan. 

g. A single family dwelling on a legal parcel is permitted if chat use was permitted 
before the RURA des,gnauon. 

Policy 4.2.11 Collaborate with the Coty of Redmond to assure chat the County-owned 1.800 
acres in the RURA is master planned before it is incorporated onto Redmond's 
urban growth boundary. 

Goal 4 T o bui ld a strong a nd thriving r e gional economy by coordinating 
public investments. policies and r e gulations to support r egional and 
state economic d eve lo pment objectives in Central O regon. 

Policy 4.2, 12 Des~s Coun.~porcs a multi-jurisdictional cooperative effort to i;,ursue a 
reeional apRfoach to esgbltsh a shol't-term supply of sites i;,arocularly designed 
co address ou t-of-rei:1on industries that may locate in Cencral Oregon. 

Polic;y 4.2. 13 Deschutes Coynty recognizes ,he im129rL1nce of mainra1ning a large-lot industria1 
land supply thH is readily develogable •o Central Oregon, 

Policy 4.2.1 '\ The Central Orei_on Regjon~I !,,a~ Loe 1nduscria l Land Need Analysis 
("Analysis"), ~dopted by Ordinance 10 13-002 is incorporated by ,·eference 
herein 

Policy 4.2. 15 Within 6 months of the adopuon of Ordinance 2013-002. in coordination with 
the parrkipacing IQ.cal governmenu in_C<;'(ltral Or~on Deschl!.tes Coun,;y ~tw!. 
execuce ;in jncergovcromental uree,nent (" IGA"I with che Cencral Oregon 
lncergovernmcncal Council !"COIC"I that specifies the process o f allocation of 
larei: lot industrial slces among the participating local governments. 

Policy 4.2.16 ln accordance with OAR 660-024-004 and 0045. Deschutes Councy. fulfi lling 
C9ordjnacion dutics. sRecified in QB~ 19SCQ25. shall approve and updace i~~ 
~~hensive plan ~heo participating cities wjtbin their jurisdiction legislacively 
or through a guas,-judicial pl'occss designate regionally significant sices. 

Policy 4.1. l 7 Deschutes County supporu Economic Development o f Central Oregon 
C ED<:.Q"1 a..o~,:prof1J..QCg;i.nJ;.~n facllotacing new iQb creation and capital 
,nvcstment to onontJourubdvo,;,, ce for the region's efforts of maintaini ng an 
invencory o( app..r.9oroace sized and loq_ced industrial la cs available co tbe market 

fQl.icy 4.2.J 8 Qeschucl)s s;.o.11my_xtiJL9~.llat>.o.r.;u;e ".fil.h regional P-.Ybllc and private 
cs:prcscncac1vcs to engage the O,·egon Lcg,slature and scace agencies and cheir 
comm1ss,ons co i\Sl..<fil!ss public. laciJ ity..-t[M!jporracion and ur banization issues 
cha \..blnslcr ~<:orioroi~ dcy_@1m1c:r1Lopportumcies in Central O regon. 
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Policy 4.2.19 D eschutes County will strengchen long-cerm confidence in the economy bv 
building i nnovative public to privace sector partnerships. 
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sectLoll\, s .12. Leg tsLcitLve Histor!j 

Background 

This section coni.1,ns the leg1slaove history of this Comprehensive Plan. 

Table S. 11.1 Comprehensive Plan Ordinance History 

Ordinance 

2011-003 

201 1-027 

20 12-005 

20 12-012 

20 12·016 

20 13-002 

Date Adopted/ 
Chapter/Section Amendment 

Effective 
All. except 
Transportation. Tumalo 
and Terrebonne 

8-10..1 1/11 -9- l l I Community Plans, 
Deschutes Juncuon. 

Comprehensive Plan update 

Destinauon Resorts and 
ordinances adopted in 
2011 
2.5. 2.6. 3.4. 3.10. 3.5. 

Housekeeping amendments co 
4.6. 5.3. 5.8. 5. 1 I. 

10..31-11/ l l-9- I I 
23.40A. 23.408. 

ensure a smooch transition to 

23. 40.065. 23.01 .0 l 0 
the updated Pla n 

23.60. 23.64 (repe;iled). 
Updated Transporuc.,on 

8-20-12/11-19-12 3.7 (revised). Appendix C 
System Plan 

(added) 
La Pine Urban Growth -

8-20-12/8-20- l 2 4.1, 4 2 
Boundary 

12-3-12/3-4• l 3 3.9 
Housekeeping amendmen~ 
Desunadon Resort Chapter 
• -·· -• "-1nn>I 

1-7-13/1•7•13 il l.icic:-lot Eroploymc01 L,nq 
Need Analysis 

--

>- - -
-

-
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FINDINGS 

PROPOSED PLAN AMENDMENT 

The proposed amendments to Deschutes County's Comprehensive Plan are described 
in Ordinance 2013-002. Exhibits A, B, and C. Added language is underlined and deleted 
shown as strike!l=lrougl=t 

BACKGROUND 

Ordinance 2011-017 

Deschutes County received two Technical Assistance Grants From the Department of 
land Conservation and Development (DLCD) in 201 O 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 Regional Economic Opportunity Analysis (REOA). 
Over the course of eleven months. the REOA went through several iterations with the 
assistance of a Regional Advisory Committee (RAC). The RAC consisted of Central 
Oregon cities and counties, Johnson-Reid LLC, Business Oregon. DLCD, Department 
of State Lands, Central Oregon Intergovernmental Council (COIC), 1,000 Friends of 
Oregon (1 ,000 Friends), Economic Development for Central Oregon (EDCO), Central 
Oregon Associa tion of Realtors and private area developers. The RAC met officially six 
times before the REOA was finalized on May 31 . 2011 . 

The REOA project aimed to determine if such an industrial land demand exists in 
Central Oregon and, if so, to identify the deficiency. The study attempted to document 
an unmet twenty year land need for large 101 industrial sites in the region. It also 
concluded that competing as a cohesive region can allow Central Oregon to market a 
larger available work force. the size of which is o~en a key locational criterion for fi rms. 
While geographically separate. the jurisdictions in the region function in a manner 
similar to other metropolitan areas like Reno and Salt Lake City, which often share 
boundaries. According to the REOA, the shared economic function within Central 
Oregon supports a reg ional approach to economic development, particularly with 
respect to large traded sector industries 

Deschutes County exercised its statutory coordinating authority (ORS 195.025} to 
address this unmet regional need for large-lot industrial sites through Ordinance 201 1-
017. New comprehensive plan policies and the REOA provided the policy framework 
for designating lands among coordinating jurisdictions in a mutually agreed proportion. 
Ordinance 2011 -01 7 attempted to integrate comprehensive plans between the County 
and its respective cities by encouraging them to address a short and long-term 
specialized employment land need. Ordinance 2011 -017 was adopted by the Board of 
County Commissioners on November 30 2011 , but was appealed to the Land Use 
Board of Appeals by 1.000 Friends.' The appeal however, was stayed in early 2012 to 
allow Deschutes County, the Governor's Office. and 1,000 Friends to explore a 

' 1.000 Friends subm,Hed a Not,ce of Intent to Appeal to LUBA on December 21 . 20 11 
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setuemenL Spanning three months. a general setuement was reached in Apnl 2012. 
The settlement consisted of an agreement that the technical document produced would 
not be called an Economic Oppommity Analysis (EOA) as that term 1s understood in 
Oregon land use law. 1000 Friends agreed to not oppose a regional declaration of a 
need for up to six large industrial sites in Central Oregon with the ability to add three 
more as those six sites are allocated to the cilles within the tn-county region. The 
parties also agreed upon policy principles guiding how those sites could be incorporated 
into existing urban growth boundaries. The settlement consisted of pohcy concepts 
focusing entirely on Central Oregon's short-term need for large-lot industrial sites as 
well as a commitment from the Department o f Land Conservauon and Development 
(DLCD) to lniliate rule-making later in the summer 

Ordinance 2013-002 

Because of the unique nature of the agreement. DLCD agreed to memorialize the 
agreement in rule. OAR 660-024-0040(1) and (5) and 660-024-0045 were narrowly 
crafted to implement the Intent of the agreement so it still complies with Goals 9 and 14. 
The amendments are applicable in only Crook. Deschutes and Jefferson counties After 
receiving a recommendation from a Central Oregon Large Industrial Lot Rules 
Committee, which met four times over the summer. a draft rule was forwarded to the 
Land Conservation and Development Commission (LCDC) for their consideration. A 
public hearing conducted by a LCDC hearings officer was held in Redmond on 
September 27. 2012, followed by a hearing with the full commission on November 15, 
2012. At the November 15 hearing, LCDC took public testimony. considered a sta ff 
recommendation and adopted the rules to Oregon Administralive Rules (OARs) Chapter 
660-024. They became effective on December 10. Rule-making now provides the policy 
framework for the tri-county region 10 coordinate as a single entity to promote large-Jot 
industrial employment si tes that best serve the region as a whole to create family-wage 
Jobs. regional economic d1versificahon and place Central Oregon on the map for 
regional. national and international industrial recruitment. Ullhzing the new OARS, 
Ordinance 2013-002 now responds to Central Oregon's short term need for up to nine 
competitive and diverse vacant. developable large lo t industrial sites. These sites can 
enable site selectors, represen ting potenllal industrial businesses, to consider the 
region COIC has agreed to manage the distribution of sites among the various 
jurisdictions through intergovernmental agreements Participating local governments will 
review the program after the regional supply of six sites has either been replenished by 
three additional sites or after ten years. whichever comes first. 2 

REVIEW CRITERIA 

Ordinance 2013-001 repeals Ordinance 2011 -017 Ordinance 2013-002 adopts the 
Central Oregon Large Loi Industrial Land Need Analysis (Analysis) and several 
regional large-lot 1ndustnal land policies into Deschutes County's Comprehensive Plan 
to comply w,th the new OARs 3 Deschutes County lacks specific criteria in Deschutes 

'OAR 660-024-0045(13) 
' OAR 660-024-0~5(211•~ "Ana~ .. · means the documen1 that dele1T11;nes the ,egional la,ge lot employment land 
neeo withtn Crook. Oosellutes. or Jellerson COU<ll.y ihal ls no< me1 by the paniopalmg local go, emmeo,s· 
c,cmpreJ>ens.ve plaM al t1w11Jne lhe analysis ,s adapted 
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County Code (DCC) Ti tles 18, 22, or 23 for reviewing a legislative plan amendment 
Nonetheless. since Deschutes County is initia ting one, the County bears the 
responsibi lity for Justifying that the amendments are consistent with Oregon Revised 
Statutes (ORS). Statewide Planning Goals, 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) · OAR Division 24, Urban Growth Boundaries 
• Section (6) . Other Statewide Planning Goals 
• Section (7) · Deschutes County Comprehensive Plan 

Section (1), ORS 195.025 

• ORS 195.025 (1) In addition to the respons,bitir,es stated in ORS 197 175, each 
county, through its governing body, shall be responsible for coordinating all planning 
aclivities affecting land uses wil/11i1 the county. Including planning acliv,ties of the 
county. cities. special districts and state agencies, ro assure an integrated 
comprehensive plan for the entire area of the county. 

Finding: Deschutes County, through its governing body, is exercising Its sta tutory 
coordinating authority to address a short-term 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 or six industrial si tes. 50 
acres or larger 1n three different jurisd1ct1ons. Aided by new OARs (660-024-0045(5a) 
and 660-024-0045(7)). Deschutes County is fulfilling its regional coordina tion 
responsibilities by formalizing, through policies, a regional governance and land use 
planning framework wi th COie .• 

COIC seNes as the Economic Development District representing Crook. Deschutes and 
Jefferson counties as designated by the Economic Development Administra tion.~ 
Deschutes County is applying its coordination authority to cities as well, for those willing 
to fulfill this regional short-term employment need, consistent with Oregon's Statewide 
Planning Program. Deschutes County's plan amendment provides the policy framework 
for the tri-county region to coordinale as a single enlity promoting large-lot industrial 

• COIC ,s a Council or Governmenls organized under ORS 190 by !he three counlies and seven eit,es ol Centrel 
Oregon. COIC ,s governed by a 15-member boatd made up of elected officials appointed by each of the member 
governmen1s and appointed representawes o l key economic sectors OAR 660-024.,0oS(Sa) requires local 
governments to enter into an intergovernmental agreement ••lh COIC. OAR 660-024,045(7) describes COIC's 
coordinabon process 
• Cenrml Oregon Comprehcnsrva Econom,c Dcw:,Jo;,ment Slmtegy, Approved by the Cenlral Oregon Commun,1y 
Investment Board Novembet 29, 2007 5. One fune11on ot lhe Economic Develc,pment D1S1r1C1 ls developing and 
maintairang and updatrng the ComprehenSJve and Economic Developmenl S1rategy fCEOS) The CEOS 1s the "'svll 
of a local planning ellon, and serves as a guide for rogoonal growth 
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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, 
nalional and international industrial recruitment. Upon adoption. Crook and Jefferson 
counties will adopt a similar amendment to their comprehensive plans. Once all three 
counties complete their plan amendments, municipalities in the region will be able rely 
on the Analysis to address the short-term need for large-lot industrial sites.6 

• ORS 195.025: (2) For the purposes or carrying out ORS chapters 195, 196 and 197, 
counries may voluntarily join together with adjacent counties as authon·zed in ORS 
190.003 to 190.620. 

Finding: Deschutes County is voluntarily coordinating with Crook and Jefferson counties 
and !he 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 
a short-term supply of large-lot industria l sites in Central Oregon. These efforts will 
result in the joint adoption of the Analysis, policies, and findings. Crook and Jefferson 
counties will initiate their own plan amendments 1n early 2013. 

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 pl1ases of the planning process. 

The citizen involvement program shall incorporate the following components: 

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

2. Communication - To assure effeclive two-way communication. 

3. Citize11 lnfloe11ce -- To provide the opportunity for citizens to be involved in all 
phases of the planning process. 

4. Technical t11formation -- To assure that technical information is available in an 
u11derstandable form. 

5. Feedbacl< Mechanisms - To assure /hat citizens will receive a response from 
policy-makers. 

Finding: Deschutes County has undertaken an extensive process to satisfy the 
components of Goal 1 lo allow ample opportunities for citizens and stakeholders to 
participate in this process. Last fall, after four public hearings. Deschutes County 
adopted Ordinance 201 1-017 on November 30. 2011 . As mentioned earlier. Ordinance 
20 11-017 was subsequently appealed to the Land Use Board of Appeals by 1.000 
Friends. The appeal however, was settled in April 2012. During that process. Deschutes 
County collaborated regularly with the RAC to obtain their input and eventual 

o OAR 660-024-0045(5b) 
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endorsement. One of the outputs of the settlement was a commitment from DLCD to 
initiate rule-making . 

After receiving support from a Central Oregon Large Industrial Lot Rules Advisory 
Committee which met four times over the summer, a draft was forwarded to LCDC for 
their consideration. 7 A public hearing conducted by a LCDC hearings officer was held 
in Redmond on September 27, 2012 , followed by a hearing with the full commission on 
November 15., 2012 in McMinnville. LCDC adopted the rules unanimously on November 
15. They became effective on December 10. The Deschutes County Planning 
Commission held a work session on December 13. The Board of County 
Commissioners held a public hearing on January 7, 2013. 

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. 

Finding: See Section 1, page 3. 

* ORS 195.025 (2) For t/1e 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 4 . 

• 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 that include 
an Analysis that documents Central Oregon's need for establishing a short-term supply 
of large-lot industrial sites. 8 The Analysis identifies the strengths and challenges of the 

7 
Crook. Jefferson and Deschutes counties. 1.000 Friends. Cities of Redmond . Bend. La Pine. and Madras. COIC . 

EDCO, and a Cittzen lnvolvemerit Advisory Committee member participated on the rules advisory comrniltee. 
8 

See note 3 above 
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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.9 

Deschutes County finds that to have a fully-developed program that serves the broadest 
range of area ci tizens and businesses. it Is critical to be compet1t1ve in the segment of 
economic development that depends on the availability or readily-served, targe-lot 
employment sties As such, as a matter of policy. the county chooses to identify and 
implement a program to create a short-term 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.10 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 sues Major employers in 
traded sector industries (export industries) are the primary dnvers of economic growth. 
providing the impetus for net growth in the reg ional 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. ' 2 

In a structural sense, globahzation 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 flex1b1hty. Time-to-market for firms has become an even more crucial 
factor as they make decisions to locate new plants and fac1hties. 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. ' 3 

Deschutes County's choice to pursue a regional short-term supply of 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 
res1den1tal development. 

• Goal XVI. Ongoing regional planning is 1n place to preserve and enhance 
the region's economic appeal and effect orderly economic development 

' Central Orcrwn Large,Lot ln<1us111al La<1<1 No&d A11.11ysis Pages 3~. 42-47 
,o l btd .. 7 
II lbt(I 

" lb,d 10 
" Ibid 7 
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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.14 

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.15 

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.16 

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 tor 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 

ia See note 5 above (Central Oregon Compre/1ensive Ecanomic Development Strategy). 4 and 17 
15 

Ibid. 
16 Ibid., 14 
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size The other three are still rn the active stage and no additional details 
can be furnished because ol nondisclosure agreements that are 1n place.17 

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 ol Virginia They were looking for a site for a 
Northwest distribution center for their product Hne of bathroom and other 
plumbing fixtures They wanted a site that would accommodate an initial 
500.000 sq ft ol 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 
lrackage 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 1t could meet their specifications. 18 

Jon Stark, Redmond Economic Development Manager for Economic 
Development for Central Oregon descnbed a recruiter recently vis1bng 
Redmond '9 

Michael Williams, Oregon Business Development. Industrial Lands 
Specialist. described recruiters v1sitmg Central Oregon. as welt as the 
heightened interest expressed by companies once Facebook committed to 
a sue in Prineville 20 

ORS 197. 712 (2)(0) Comprenensive plans snail contain policies concerning the 
economic development oppor1unilies in the community 

Finding Deschutes County 1s responding to a specific short-term employment need 
recognized 1n OAR 660·024 -0045(2a) and identified 1n an Analysis for large-lot industrial 
sites As shown 1n Exh1b1t B, Deschutes County ,s adopting several regional industrial 
land policies to comply with ORS 197 712 (2)(b) that recogn12e Central Oregon's 
economic development opportunities for estabhshmg a short-term supply of large-lot 
industrial snes 

• ORS 197. 712 (2)(c) Comprenensive plans and land use regulations shall pf'OVlde for at 
teas/ an adequate supply of Sites of suitable SJzes. types. locations and service levels 
for industrial and commercial uses conSJstent with plan policies. 

F1nd1ng Deschutes County is exerting 1ls statutory coordination authonty lo encourage 
cities lo address an urvnet. short-term large-lot mdustnal land need by adoot1ng an 
Analysis and several regional 1ndustnal land poboes. As noted m OAR 660-024-0045(4) 
and the Analysis, there ,s a demonstrated need for vacant. suitable and available 1arge­
lot 1ndustnal sites ,n Central Oregon The short-term need encompasses six. 50 acre or 
greater sites, 1n three different 1unsd1c1;0ns with two of those SHes being between 100 to 

11 Jerald Jonnscn. Joh,....., RelCI UC. Odobet 21. 201 I. S 
"Lee Smith General Manager la P11111 ll'tdu$11'111 Gtoup Oclot>er 27 2011 emaol 
"Oral Testimony ~ olC<lUntyC-nersP<,C>IICIIUnog, Odcoer3t. 2011 
,0 lo,d 
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200 acres. and one over 200 acres The Analysis 1dentlfles site need characteristics for 
large-lot 1ndustnal sites and recommends a compehhve. short-term inventory 21 

• ORS 197.712 (2){d} Comprehens,ve plans and land use regula/lons shall provide for 
compatible uses on or near sites zoned for specific Industria l and commercial uses 

Finding Ordinance 2013-002 adopts the Analysis and several regional large-lot 
1ndustnal land pol1c,es into Deschutes County-s comprehensive plan to comply with the 
new OARs. Paroc,paung cities w,11 need to address this criterion when they propose a 
large-lot industnal site into their comprehensive plans and land use regulations to 
demonstrate the use 1s compabble on or near industrial and commercial zones It Is 
important to note that based on the new OARs adopted by LCDC, a partidpanng city 
that des19nates a large-lot 1ndustna1 site 1s required to apply a regional large-lot 
1ndustnat zone or overlay zone to 11 ,n order to protect and maintain the stte for regional 
large lot purposes 22 

• ORS 197. 712 (2}(g} Local governments shall provide· 

{A} Reasonable opportunihes to satisfy tocal and rural needs for residential and 
mdustnat development and olher economic aclrvihes on appropnate lands outSlcle urban 
growth boundaries, m a manner cons1s/ent with conservation of the slate's agncu//ural 
and forest land base; and 

(BJ Reasonable opportun,11es for urban residential commerc,al and ,ndustnal needs 
over lime through changes to urban growth boundanes 

Finding Based on the new OARs. a participating city may amend ,ts comprehensrve 
plan and land use regulations. including ,ts Urban Growth Boundaries (UGB). in order to 
designate a large-lot industrial site in accOfdance With OAR 660-024-0045(8) 

Section (4) - OAR Division 9, Economic Development 

• OAR 660-009..0010. Application (I) Tl11s division applles to comprehensive plans for 
areas wllhin urban growth boundaries. This division does not requ,re or restrict planning 
for Indus/oat and otl1er employment uses outside urban growth boundaries Cities and 
counties sub1ect to this division must adopl plan and ordinance amendments necessary 
to comply with this division 

Finding: This track is different from an EOA firsl because OAR 660-024-0040 provides 
an alternative path for this pilot projec t The new path encompasses all of the steps of 
an EOA (trend analysis. site lypes. inventory and eshmate or needed sites) But 
because these steps are distributed 11, both time and authority between three counties 
(trends, site types and need estimate) and cities (Inventory and location analysis) there 
was concern that the standard EOA path would be confusing and possibly troublesome. 
Due to rule-making, OAR 660-024-0040( 1) and (5) acknowledge that local governments 
in Crook. Deschutes and Jefferson counties may determine the need for regional large-

' See note 9 abOve (Ccn1rv1011J!10n Lorao-Lo11,11111$1f/OI Lo,1a Nooa A111,tys1s) 52-56, 62 
"OAR 660,024 0045\9). (1 OJ 
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lot industrial land by following the provisions of OAR 660-024-0045 for areas subject to 
that rule. 

Section (5) - OAR Division 24, Urban Growth Boundaries 

" OAR 660-024-0040 - Land Need (1) The UGB must be based on the adopted 20-year 
population forecast for the urban area described in OAR 660-024-0030, and must 
provide for needed housing, employment and other urban uses such as public facilities, 
streets and roads, schools, parks and open space over the 20-year planning period 
consistent with the land need requirements of Goal 14 and this rule. The 20-year need 
determinations are estimates which, although based on the best available information 
and methodologies, should not be held to an unreasonably high level of precision. A 
local government in Crook, Deschutes and Jefferson Counties may determine the need 
for Regional Large-Lot Industrial Land by following the provisions of OAR 660-024-0045 
for areas subject lo that rule. 

(5) Except for a metropolitan service district described in ORS 197. 015(13), the 
determination of 20-year employment land need for an urban area must comply with 
applicable requirements of Goat 9 and OAR chapter 660, division 9, and must include a 
determination of the need for a short-term supply of land for employment uses 
consistent with OAR 660-009-0025. Employment land need may be based on an 
estimate of job growth over the planning period; local government must provide a 
reasonable justification for the job gmwth estimate but Goal 14 does not require that job 
growth estimates necessarily be proportional to population growth. A local government 
in Crook, Deschutes and Jefferson Counties may determine the need for Regional 
Large-Lot Industrial Land by following the provisions of OAR 660-024-0045 for areas 
subject to that rule. 

Finding: Deschutes County is now exercising the provisions of OAR 660-024-045(5) by 
adopting the Analysis in to its comprehensive plan that documents the short-term need 
for regional large-lot industrial land. As demonstrated in the Analysis and summarized in 
the table below. Deschutes County. by exercising its statutory coordination authority. 
has chosen to compete for large-Jot industrial employers by creating a dynamic and 
competitive short-term large-lot industrial land supply portfolio and inventory that appeal 
to industrial site selectors. 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 Analysis. 
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Table 1 • Central Oregon Large-Lot Industrial Land Need Synopsis 

Objectr.1e 

Evidence 

Conclu siOn 

Ensure that the reg,onat industrial land inventory 1s adequate to suppon the 
specific needs of large tot ,ndusltial users " 

In 2008, the Oregon Economic and Community Development Department 
(oow Business Oregon) recognized that large, ready to go industrial sites 
nave oeen tne state·s most slgniticant developmeni coamenge and one of tne 
most nolleeable changes in real estate trends in the last rew years. This 
change 1n demand and lhe changing nature or OECOO's account oose dearly 
document that global business trends have emerge as key elements of 
Oregon's economy." 

Economic Development ror Central Oregon recognizes thal the recruitment of 
companies in new and ex.isling 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 10 
communities that can spawn other businesses and lechnctogies." 

The Analysis provides reasonable information and analysis pointing to an 
unmet short-term land need for large.tot employment sites, currenUy not part 
of regional economic development efforts. Goal 9 and Division 009 require 
lhal employment land planning be based on comparative location advantages 
and an articulation or opportunities based on natlonal, state, regional and 
local trends. The Analysis oiles large-tot employment trends and dynamics ol 
lhe global market place, the strengths and challenges or Central Oregon's 
economy and the opportuniUes for the region to compete for large-tot 
employers in the data center, high technology and warehouse and distribution 
lndustrtes. 20 

The county finds that the Analys,s has been appropriately and reasonably 
tailored 10 address condibons and policies unique to the Central Oregon 
region Deschutes County fmds that as a matter of polrcy. ii may choose how 
lo structure ,ts community and economrc development activnies. provided 
those activrties are cons,stenl with applicable local, state and federal laws and 
policies, Including those lor land use planning. Central Oregon chooses 10 
invest on large-lot rnduslnal sites because it is an addilronal tool to broaden 
the region's economic anractlveness. Whrle trade sector ondustnes are 
primary drovers or 10b creation, the Analysis does not assume that large 
employers are those drivers. Instead. large-lot industrial demand recognizes 
that accommodating lhese types ol users reflects a reasonable component or 
an economic development strategy.11 

• OAR 660-024-0045 - Regional Large Lot Indus trial Land (1) Local governments in 
Crook, Deschutes or Jefferson Counties may determine a need for large /or industrial 
land In //Je region and provide sites lo meet that need in accordance wi/11 this rule. 

1' See note 9 above (Con1ra1 o,egon Lorge-Loi lnd11s/lial La11<1 Nee<I Analysis). 11 
1
' Bev Thacker. Rail Se,ved & Large lndus1riat Sites Memorandum, March 11. 2008, 1, 

2
• Roger Lee, Economic Oev(l!Opn>enl for Cen1rol Oregon Lei/et. Juoe 3, 2011. 

2
• See 11010 9 above (Central Oregon Lorge-Loi tnd11s1oa1 Land Need Anotys,s). \ 1-13; 29·34. 40-ti 

77 Ibid, 44.45 
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Finding: Based on the conclusions of fact supplied in the Analysis. which is attached to 
this exhibit. Deschutes County finds there is a need for nine large lot sites in the Central 
Oregon region. Only six sites shall be available at any given time. 

At least one of the sites must be 200+ acres in size. Two of the si tes must be 100-200 
acres in size. The remaining sites must be 50-100 acres in size. The sites must be 
distributed throughout the region in at least three different jurisdictions. At least one 
si te. preferably the largest shall be located in the population and employment center of 
the region at either the north end of Bend or the southern end of Redmond. No 
Jurisdiction shall be allowed to add a site under these provisions unless it signs the 
Intergovernmental Agreement (tGA) administered by COIC to fairly distribute these sites 
throughout the region. If one of the six sites is occupied by a bona fide industrial user it 
may be replaced by a site of like size pursuant to the criteria in the IGA administered by 
COtC. The facts available in the Analysis only provide sufficient evidence to replace up 
to three sites. 

• OAR 660-024-0045 (2) In addition to the definitions in OAR 660-024-0010. the 
followmg definitions apply to this rule: 

(a) "Analysis" means the document that determines the regional large lot employment 
land need within Crook, Deschutes. or Jefferson County that is nor met by the 
participating local governments' comprehensive plans at the time the analysis is 
adopted. The analysis shall also identify necessary site characteristics of needed land. 

Finding: Deschutes County is now exercising the provisions of 660-024-045. As noted 
earlier. the Analysis satisfies OAR 660-0045(2)(a) because ii determines the regional 
short-term large lot employment land need with in Crook, Deschutes. and Jefferson 
counties is unmet and not presently addressed in local governments ' comprehensive 
plans The Analysis also identifies necessary site characteri stics of needed land. 28 

(b) "CO/C" means the Central Oregon Intergovernmental Council. 

(c) "Intergovernmental Agreement (!GA)" means the documenr adopted by the three 
counties and any participating city to implement the provisions of the analysis. 

(d) "Participating city• means a city within Crook, Deschutes. or Jefferson County Chat 
has adopted the analysis and entered into an intergovernmental agreement to 
implement the provisions of //1e analysis. 

(e) "Participating local government" means Crook, Deschutes, and Jefferson Counties. 
and participating cities. 

Finding: OAR 660-024-0045(2)(b-e) define COIC, the IGA, a participa ting city, and a 
participating local government Deschutes County is a participating local government 
and will be required to enter into the IGA to implement the provisions of the analysis. 

,. ,b,d , 52-56. 62 
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(I) "Regional large lot employment land need" means the need tor a specific type of 20-
year employment land need, as described in OAR 660-024-0040(1) and (5), that is 
determined based upon the analysis. 

Finding: The Analysis documents a need for nine large lot industrial sites. 

(g) ·site• means land in the region that: 

(A) Provides /he site characteristics necessary tor traded sector uses as se/ forth in 
the analysis; 

(8) Is 50 acres or larger as provided in section (3) of this rule; and 

(C) Is determined to be "available," as that term is defined in OAR 660-009-0025(7). 
for regional large-lot industrial users and for purposes identified by the analysis. 

(h) "Sile characteristics" has the meaning given that term in OAR 660-009-0005(1). 

(i) · rraded Sector use" has the meaning given mat term in ORS 2858.280. 

Finding: OAR 660-024-0045(2}(g-i} define site. site characteristics, and traded sector 
use that participating cities will need to demonstrate tha t they are meeting when 
proposing a large-lot industrial site under this program 

• OAR 660-024-0045 (3) For purposes of subsection (2)(g) of this rule, a large tot is at 
least 50 acres if ii is. 

(a) A single lot, parcel that is at least 50 acres. 

{b) An aggregation of existing tots or parcels under /he same ownership that compnses 
at least 50 acres, or 

(c) An aggregation of existing Jots or parcels not in /he same ownership created and 
maintained as a unit of land comprising al least 50 acres through a binding agreement 
among the owners. 

Finding: OAR 660-024-0045(3} defines large lot for the purpose ot this program. 

• OAR 660-024-0045 (4) Participating local governments may adopt the analysis and 
implemenl its provisions. The analysis may demonstrate a need for six vacant, suitable 
and available sites in the region. and up lo three additional sites that may be designated 
in order lo replace one of the angina/ six sites that is developed or committed lo 
development as provided in section (1 2) of this rule. The original six sites must include 
two sites of at least 100 acres and not more 1/lan 200 acres, and one site more than 200 
acres. 

Finding: The Analysis documents that there is a demonstrated need for vacant. suitable 
and available large-lot industrial sites in Central Oregon. The short-term need 
encompasses 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.29 Only six sites 
shall be available at any given time. but, once a si te is assigned to a city and committed 

lO Ibid 
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to development in accordance with the new rules. it may be replenished tor a tota l of 
nine sites. 

* OAR 660-024-0045 (5) If a participating city adopts the analysis. ii is deemed to 
provide an adequate factual basis for the determination of regional large lot employment 
land need for that city provided: 

(a) The city and other participating local governments have entered into an 
intergovernmental agreement with the COIC, and 

(b) The analysis is adopted by Crook. Deschutes and Jefferson counties. 

Finding: Deschutes County, through Ordinance 2013-002 is adopting the Analysis. 

* OAR 660-024-0045 (6) Participating cities may adopt the analysis and enter into the 
intergovernmental agreement without amending the Economic Opportunities Analysis 
adopted by the city prior lo the adoption of the analysis. 

Finding: OAR 660-024-0045(6) allows participating cities, after they enter into the IGA 
with their respective counties, to rely on the Analysis without having to amend their local 
EOAs. 

"' OAR 660-024-0045 (7) The intergovernmental agreement shall describe the process 
by which the COIC shall coordinate with participating local governments in: 

(a) The determination of a qualifying site that a paHicipaling city may designate in order 
to satisfy the regional large lot industrial land need; and 

(b) The allocation of the qualifying sites among the participating cities in accordance 
with section (4) of this rule. 

Finding: COIC is presently coordinating with participa ting local government to satisfy 
this rule. 

* OAR 660-024-0045 (8) A participating city may amend its comprehensive plan and 
land use regulations, including urban growth boundaries (UGB). in order to designate a 
site in accordance with the requirements of this rule. other applicable laws and the 
intergovernmental agreement. as follows: 

(a) A participating city must show whether a suitable and available site is located within 
its existing UGB. If a participating city determines that a suitable site already exists 
within the city's urban growth boundary, that site must be designated to meet the 
regional industdal land need. Cities shall not be required to evaluate lands within their 
UGB designated to meet local industrial land needs. 

(b) If a site is not designated per subsection (a). then a paHicipating city may evaluate 
land outside the UGB to determine if any suitable sites exist. If candidate sites are 
found, the city may amend its UGB in accordance wit/1 Goal 14, other applicable laws 
and the intergovernmental agreement. 

Finding: OAR 660-024-0045(8) describes the process participating cities must follow to 
amend their comprehensive plans and land use regulations, including Urban Growth 
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Boundaries (UGB), in order to designate a site in accordance with this rule. It is not 
applicable at this time since no site is being officially designated . 

* OAR 660-024-0045 (9) A panicipating city thal designates a site shall apply a regional 
large-lot industrial zone or overlay zone to the si/e in order lo protect and maintain the 
site for regional large lot purposes. The zone or overlay zone must: 

(a) Include development agreements and other provisions that prevent redesignation of 
the site for other uses for at least 10 years from the time the site is added to the city's 
comprehensive plan to meet regional large lot industrial land needs; 

(b) Prohibit division or separa/ion of lots or parcels within /he site to new lots or parcels 
less /han the minimum size of the si/e need until the site is developed with a primary 
traded sector use requiring a large lot; and 

(c) Limit allowed uses on the site to the traded sec/or uses. except as provided in 
section (10) of tl1is rule. 

Finding: OAR 660-024-0045(9) requires a regional large-lot industrial zone or overlay 
zone to include certain provisions noted above when a site is designated under this rule. 
It is not applicable at this time since no site is being officially designated_ 

* OAR 660-024-0045 (10) The zone or overlay zone established under section (9) may 
allow: 

(a) Subordinate indus/rial uses that rely upon and suppot1 //Je primary traded sec/or use 
when a site is occupied by a primary lraded sec/or use; and 

(b) Non-industrial uses seNing primarily the needs of employees of industrial uses 
developed on the site provided the zone includes measures that limit the type, size and 
location of new buildings so as to ensure such non-induslrial uses are intended primarily 
for the needs of such employees; 

Finding: OAR 660-024-0045(10) allows subordinate and nonindustrial uses subject to 
this rule. It is not applicable at this time since no site is being officially designated. 

* OAR 660-024-0045 (11) If a panicipating city adds a site to ils plan pursuant to this 
rule, it must consider the site in any subsequent urban growth boundary evaluation 
conducted to de/ermine local industrial land needs and the adequacy of land available 
to meet local industrial land needs. 

Finding : OAR 660-024-0045(11) requires a participating city to evaluate a reg ional site 
under this rule when they reevaluate or amend their local EOAs. It is not applicable at 
this time since no site is being designated under th is rule. 

* OAR 660-024-0045 (12) A site may be considered developed or committed to 
industrial development if a large-lo/ traded sector user demonstrates a commitment to 
develop the sile by obtaining Janel use approvals such as sile plan review or conditional 
use permits. and 

(a) Oblaining building permits; or 
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(b) Providing other evidence //lat demonstrates at feast an equivalent commitment to 
industrial development of /he site as is demonstrated by a building permit. 

Finding: OAR 660-024-0045(12) describes the circumstances for a site to be developed 
or committed under this rule. It is not applicable at this time since no site has been 
officially designated. 

• OAR 660-024-0045 (13) The participating local governments shall review the analysis 
after the regional supply of six sites has either been replenished by three additional 
sites or after ten years, whichever comes first. 

Finding: OAR 660-024-0045(13) requires participating local government to review the 
program after ten years or after the regional supply of six sites has either been 
replenished by three additional sites or after ten years. whichever comes first. 

Section (6) - 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 2013-002 complies with 
applicable statewide planning goals and state law. 

• Goal 1, Citizen Involvement; see Section 2 starting on page 4. 

• 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 35-day notice was 
initiated on November 29, 2012.30 This FINDINGS document and Analysis provides 
the adequate factual basis for this plan update. 1000 Friends of Oregon v. City of 
Dundee. 203 Or App 207 (2005) require Deschutes County to locally adopt the 
Analysis as part of the comprehensive plan in order for local governments in the 
county to base land use decisions upon it. OAR 660-024-0045(5b) also requires 
local adoption. 

• 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 coordina tion and large-lot industrial lands policies. No development or land 
use changes are being proposed on or near inventoried Goal 5 resource lands 

311 Deschutes County completed period rev,ew on January 23. 2003 
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• Goal 6, Air, Water and Land Resources Quality, is not applicable because the 
County is adopting a technical document and several regiona l 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 
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 an Analysis of the economic 
opportunities and constraints associated with users of large industrial parcels in the 
Central Oregon. This document concludes 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 5. 

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 8. 

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 find ings addressing 
ORS 197.712(2)(c) above on page 8. 

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 9. 
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Goal 9 Planning Guide/mes specify. 

1. A pnnc1pal delenmnant in planning for major industrial and commercial 
developments should be the comparative advantage or the region within which the 
developments would be located Comparative advantage industnes are those 
economic activities which represent the most efficient use of resources, re/a/Ive to 
other geographic areas 

F,od1nq The Analysis documents large-lot trends and dynamics. the importance of a 
large-lot supply and market choice, and target industry opportunities in Central 
Oregon. EDCO, in participation with local leaders. went through the lengthy process 
of identifying specific ind us tty sectors for business recruitment. retention, and 
entrepreneurial support EDCO 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 bnng a different 
mix of professional and technical talent to communities that can spawn other 
businesses and technologies.3' 

Business Oregon is mandated by ORS 197.717(2) to ·provide a local government 
with slate 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 
recommendauons 

"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 mult,ple ready sites in the 200. 100 and 
SO-acre plus acreage ranges ,n order to meet expected 20 year land 
supply needs •31 

2 The economic development pro;ecuons and the comprehensive plan which is 
drawn from the projec/lons should take mto account the availability of the necessary 
natural resources to support /he e)(panded mdustr,a/ development and associated 
populal1ons The plan Sllould also take mto account the social, env,ronmental, 
energy and econom,c impacts upon the resident popula/lon 

Finding Deschutes County 1s fulfilling ,ts coordination respons1b1lit1es by 
collabora11ng with the C111es of Bend. l a Pine. Redmond. and Sisters. as well as 
Jefferson and Crook count.es by responding to a specific short-term employment 
land need recognized 1n new OARs and 1den11fied 1n an Analysis for large-lot 
industrial sates in Central Oregon Participating c1ues will need to address this 
guideline when they conduct their alternative land and pubhc facili ties analyses and 

" Roger lee. Eco,,on,c: ~- /or Cammi Oregon Leite< Ju,ie 3 2011 
.., See nole 9 above (Cen!m/ °'119')11 l.4t!lo./.« h>dtl!IIMI Latod Nttd A11n1ys1S), 60 
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inventory of employment lands when examining if the short-term regional need can 
be met inside their respective UGB. OAR 660-024-0045(8} specifies: 

A participating city may amend its comprehensive plan and land use 
regulations, including UGBs. in order to designate a site in accordance 
with the requirements of this rule. other applicable laws and the 
intergovernmental agreement. 

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

Finding: The timing for designating suitable sizes, types and locations of large-lot 
employment sites, consistent with public facility and transportation system plans wil l 
occur when cities choose to implement this program. As noted in the findings 
addressing ORS 197.712 (2)(g) on Page 9, OAR 660-025-0045(8) requires a 
participating city, when amending its UGB. to comply with applicable laws. Those 
laws include the Transportation Planning Rule (OAR 660-012-0060) and Boundary 
Location Alternative Analysis with respect to the provision of public facilities and 
services (OAR 660-024-0060(8)). 

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: New OARs allow Central Oregon to address industries with a need for 
large-lot industrial land to support the region's economic development objectives. 
The Analysis does not diminish the importance of small existing, start-up firms. What 
it does do rs 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 . EDCO 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 
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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 responsibili ties 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 the Analysis 
for large-lot industrial sites in Central Oregon. Participating cities will need to 
address this guideline. which is also cited in Statewide Planning Goal 6, when they 
conduct thei r 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 UGB. 

• 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 
technica l 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. 

• Goal 13, Energy Conservation , is not applicable because the County is adopting a 
technical document and several regiona l coordination and large-lot industrial land 
policies in to its Comprehensive Plan. No development or land use changes are 
being proposed that warrant energy conservation. 

• Goal 14, Urbanization, is met because developing a short-term supply of large 
readily available industrial sites is not currently part of regional economic 
development efforts. New OARs specifically grant local governments in Central 
Oregon that ability to determine the need for regional large-lot industrial land by 
following the provisions of OAR 660-024-0045. By adopting the Analysis as allowed 
under OAR 660-024-0045(2)(a), Deschutes County has demonstrated that there is a 
regional large lot employment land need that is not presently being met by local 
governments in Central Oregon. Regional large-lot employment need is defined in 
OAR 660-024-0045(2)(e) as a need for a specific type of 20-year employment land 
need. Participating cities as noted under OAR 660-024-0045(5a) and (Sb), can adopt 
the Analysis to provide the factual basis for the determination of regional large lot 
employment land need. Lastly, as specified in OAR 660-024-0045(6), participating 
cities may adopt the Analysis and enter into an intergovernmental agreement without 
amending their existing 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. 
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Section (7) - Deschutes County Comprehensive Plan 

• Urbanization Chapter 

Finding: This plan amendment is consistent with the Comprehensive Plan. Section 4.2, 
Urbanization, Urbanization Goals and Policies as shown in Ordinance 2013-002 , Exhibit 
B. 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. 

Attachment: 

Central Oregon Large Lot Industrial Land Need Analysis 
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I. Background 

A. Department of Land Conservation and Development Grant 

Deschutes County received two Technical Assistance Grants from the Department of Land 
Conservation and Development (DLCD) 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 
Regional Economic Opportunity Analysis (REOA). Over the course of eleven months, the REOA 
then went through several iterations with the assistance of a Regional Advisory Committee 
(RAC). The RAC consis ted of Central Oregon cities, counties, Johnson-Reid LLC, Business Oregon, 
DLCD, Department of State Lands, Central Oregon Intergovernmental Council (COi(), 1,000 
Friends of Oregon (1,000 Friends), Economic Development for Central Oregon (EDCO), 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 on May 31, 2011. 

8. Regional Economic Opportunity Analysis 

In 2008, Bev Thacker, Industrial l ands Specialist with the Oregon Economic and Community 
Development Department (now Business Oregon) stated in a letter, 

"Lorge, ready to go indusrriol sites hove been the state's mos£ signijicon/ development 
challenge and one of the most naticeoble changes in real esta/e trends in [the/ last Jew 
years." 

She specifically identified a statewide need of industrial lands of 100·200 acres in size. EDCO 
identified similar challenges for the tr i-county (Deschutes, Jefferson and Crook) region. 
Executive Director Roger Lee and others have repea tedly stated tha t site selectors often will not 
even visit the region if only one or two sites are available. The arrival of Facebook and Apple, 
wh ile unique in many regards, has put Central Oregon on the international map for data centers 
among other potential large lot employers. However, the region lacks a supply of sites and 
cities' traditional Economic Opportunity Analyses do not account for such a land demand. 

The REOA project aimed to determine if such a land demand existed in Central Oregon and, if 
so, to identify the deficiency. The study concluded that there was an unmet twenty -year land 
need for large lot industria l sites in the region. It also concluded that competing as a cohesive 
region allows Central Oregon to market a larger available work fo rce, the size of which is often 
a key locational criterion for firms. While geographically separate, the study concluded that the 
jurisdictions in the region can function in a manner similar to other metropolitan areas like 
Reno and Sa lt Lake City . According 10 the REOA, the shared economic function within Central 
Oregon supports a regional approach to economic development, particu larly with respect to 
large traded sector industries. 
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C. Ordinance 201 l -Ol 7 and l , 000 Friends of Oregon Appeal 

Deschutes County e~erc1sed its statutory coordina ting authority (ORS 195 025) to address an 
unmet regional need for large-lot industrial sites and adopted Ordinance 2011·017. Ordinance 
2011·017 was intended to implement the REOA but was appealed to the Land Use Board or 
Appeals by 1,000 Friends. The appeal however, was stayed in early 2012 to allow Deschutes 
County, the Governor's Office, and 1,000 Friends to explore a settlement. Spanning three 
months, a settlement was ulttmately reached in April. During that process, Deschutes County 
also collaborared w,th the RAC. The settlement consisted of an agreement that the technical 
document produced wou ld not be called an Economic Opportun,ry Analysis (EOA) as that term 
is understood in Oregon land use law. 1000 Friends agreed that the region has a need for up 10 

nine large industrial lots in Centra l Oregon and the parties agreed upon policy principles guiding 
how those sires could be incorporated into existing UGBs. The settlement consisted of policy 
concepts focusing enti rely on Central Oregon's short-term need for large-lot industrial sites as 
well as a commitment from DLCD 10 1n1t late rule-making later in the summer. 

D. Oregon Land Conse,votion and Development Commission Rule Making 

Deschutes County received a commitment from DLCO that they would lnor,a te the Oregon Land 
Conservation ~nd Development Commission (LCDC) rule making process. Upon 
recommendations from an advisory group that consisted of the parties to rhe LUBA appeal, 
rule-making consisted o f narrowly crafted amendments to Oregon Administrative Rules (OAR) 
Chapter 660 Division 24 thar reinforces the short-rerm need for large -lot Industrial sires and 
allows Central Oregon clrres to urrllze a regional large-industria l analysis as the justification. 
Documentation of the regional large 101 employment need, cited ,n this report, os based 
exclusively on excerpts from the RCOA.1 Given the challenges that thos pro1ect received last 
year at Deschutes County's lni1ial adoption stage, ruh.•-maklng now provide~ a clearer legal 
framework for local governments in Central Oregon to address a known deficiency of large-lot 
Industrial sites. 11 specofoca lly acknowledges In OAR 660-024-0040 and 660-024-004S, Central 
Oregon's short-term need for large lor employmen1 land Airer rece,vong support from a rule­
making committee In August, a final drafl was lorwarded to LCDC for their cons1derat1on ,n 
November. LCDC adopted the rules a1 theor November meeting and 1hey became ettect,ve on 
December 10, 2012. 

Utilizing rhe new OARs, Ordinance 2013-002 now emphasizes Central Oregon' ,horr term need 
for a ai11cal mass of compernive and diverse vacant, developable ,ndustroal s,tes. These sores 
can enable s,te selee1ors, representing potential 1ndustr1al recru,rment opp0rtun11oes, to 
consider 1he region. core has agreed to pro-actrvely manage, through intergovernmental 
agreements, rhe shon-rerm land supply of large-lot Industrial si res to enable the reg,on to 
become compet,ttve ,n ,ndusmal recruitment Part1c,pat1ng local governments w,11 review the 
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program after the short-term supply of sites have been replenished or after ten years, 
whichever comes first. 

II. Project Introduction 

Deschutes County, in coordinat ion with its regional partners, prepared this regional evaluat ion 
of the economic opportunities and cons traints 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 or 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), EDCO and Business Oregon to assure an adequate, self-renewing 
regional supply of developable and competit ive vacant industrial sites. 

An outcome of regional significance requires a collective regional effort. This project pr.oposes 
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 fam ily-wage job creation will be advanced 
through provision of an adequate and competitive industria l 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 potentia l industrial recruitment to 
consider the region. One or two sit es in one or two jurisdictions will not be adequa te to 
generate regional interest or a visit according to industrial recruitment specia lists from Business 
Oregon . Consequently, a multi-jurisdictional cooperative effort has been initiated to pursue a 
regional approach to establish a competi tive 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 industria l development si te they can find. This 
type of land need (or demand) is systematically missed and unaccounted fo r in local, 
conventional industrial land needs assessments in Oregon communities . 
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A. Problem Statement 

During the 1990s the Centra l 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. 

Centra l Oregon's traditional industrial base remains active in the local economy, and the region 
would like to increase its emphasis on indus tria l 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. Centra l Oregon economic development efforts have been negatively impacted by a 
lack of readily available large-lot industrial si tes. 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 va lue employment opportunities 
require an attractive supply of vacant industr ial 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 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 process requirements to meet market demands if 
it wishes to capture the considerable benefits of high value industrial development. 
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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 
compeuuve, it must be large enough to oHer future expansion on-site. It must be proximate 10 
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 proaram, which Is Business 
Oregon's primary tool to certify and market Industrial si tes 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 
50% of those properties. The importance o~ this Inventory Is attested by the number of 
employers that have located on certified sites, severa l of which are summarized 1n Figure 1. 
This activity took place despite the fact that the economy was experiencing one of the most 
severe recessions In history. 

FIGURE 1: EMPLOYMENT ACYIVl'IY ON CERTIFlfD SITES (2009-2010) 
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So why is lot size often a crlt,cal component of a company's s,te select,on deosion? Below are 
some technical and market requirements provided by Oregon Business Development that 
contribute to lot-s,ze demanded by industrial users· 
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1) On overage, indvsrriol sires ore only 40% to 60% developoble. While the footprint for 
o large focl//ty m,ght only be five or ten acres, requirements for setbocl<s, access, 
parking. and environmental mit,got,on and ovo,donce (i.e. wetlands) usvally reqvlfe 
more room than the facil,ty ,rself 
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2} lnduS1ries wont buffering around their site for o number of very good reasons 
/secumy. storage. ond noise}. This hos been the cose for o number of the largest 
technology ond green-industry related recruitments. 

3} Many industries, porticulor/y true in the Jost growing clean-energy oreno, require 
land for expons,on for their Jong-term business pion. While expansion spoce is not 
olwoys token odvontoge of, it is on essential port of the site ;election strategy due to 
the cost of future expons1on ond the flexibility offered. 

4} large parcels ore also o good woy to build o cluster of industries around o high 
profile anchor business, which proves the volue of the location to oeher businesses 
that ore less willing to tro1l-bioze or be first into o region. T'he anchor businesses 
often pull suppliers to the reg,on, further enhancing the,r economic benefit. 

SJ Efficiencies con be obtained by clustering lndustr,ol users into lorge moster-plonned 
business porks land use eff,c,encies con be achieved when businesses ore ol/owed 
to develop the,r focil,11es os needed, while also having the assurance thor there will 
be nearby parcels ovo1loble for furure expansion. Energy, water, waste, and morerlol 
flows con be streamlined m o pork setting where multiple businesses con toke 
odvoncoge of common mfrostructure mvestmencs ond, m some coses. toke 
odvontoge of each other's energy ond waste screams. 

Tl'le emphasis of this analysis ,s on ·sites· as opposed to land. Firms require s,tes that can 
~ccommoda1e 1he,r curreni and an11c1pated fu1ure needs. The traditional formula approach to 
industria l land needs determination ,s based upon population and employment proiectoons 
applied 10 a square footage per employee rauo to arrive at a total acreage number. The 
necessary range of parcel sizes, lot conligura11on, required s,te anrobutes, land banl(lng/growth 
options, and cnucal infrastructure fac1ors are essentially de-proorttlll!d, subordinated or 
Ignored ,n this 1tad111onal stauc acreage calculation approach. Th,s approach can work for 
residential and commercial project,ons, but is poorly su,ted 10 the cakulat,on of ,ndustroal site 
needs.' 

For a region to be attractive enough to motivate industrial site selectors to v1s1t, invest,gate and 
recommend the region, it must offer a d1vers1ty of large-lot industrial sites (tha t are either 
served or serviceable) along with all of the other needed support factors 1nclud,ng adequately 
skilled workforce, workforce training programs, worker housing, supp0rt1ve local government, 
utility services and transportauon, and quality of hie Facebook's recent move to Pronev1lle was 
based upon an affordable and adequate water supply, affordablt> energy prices, yur round cool 
nigh ts 10 reduce cooling cost~. and vanous local 1ncent1ves The facebook site offered on-s,te 
expansion opportunity that is already be,ng exercised 

1 Unlike office dem;md \ht' n•'\"d foe f'n,0)1 tvlk-" ot lndu\t,Lll Hlik«' O, dttnca.,.lt 10 dcrlttmW ~.U,•"11 •~\f. p,OfllCl.tiWt, 
Most ~tH,11 USol'S tMOt",UO compar,1tNcty k-w Job\ Pf>f )qWlt fool ol lt.•,1w,b&, ..,, .. n \pi• ~ .. ~ .. , ittJt to do w..th 
~e-s 1n the number of JC)b.s, m Pt'OOO(t1on ot dntubuoon buw,,. ~, W.wwhouwr Jnd dDUJN1 "" o,'l'l'tMd lfo, (-Qm-J " 
u~tv lA!°""~•('d by th"''-'l'' .n Cbfpul',Ut low,utU ~od fr~ehl wl'llf"'t."lt nc;,t ,olll &'IOW\h .,..,., {*~Jc ¥:::1;(( AQpt, AL!<['9¢1 
end Cal( S,udn SCCP?d fd11g, Ull Ptm lQO? 
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Much or 1he recent demand lor large lot industrial comes from rapidly growing indus tries 1ha1 
are building production and research capabilities to establish global scale. Additional demand 
comes from industry looking lor regional production or as a result or specific logistical concerns 
(1.e location near markets or suppliers. access to specific transportation modes). Warehousing 
and distribution is an important componen t or the economy that keeps international ports 
Pxpancltne and strengthens Oregon's e, port mark<'ts fo r consumer. industrial and aericultural 
products. 

Major employers in traded sec1or indus1ries (export industries l are the primary drivers of 
economic growth, providing 1he ,mpetus for net growth in 1he regional economy and 
supporttng a wide range of support induslries. At the stale and local level, policy makers 
understand the ,mportance 1hat large-scale employers can have on the loca l 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 lndumial Site Cemlication Program has been a success in 
coordina tion with active recru,1ment efforts. Nevertheless, su i1able land lor 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 object ives. 

Figure 2 is a list or some of the annual economic impacts or 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 alterna1ive produq,ve land uses (i.e. agriculture, forestry) . This is part icularly 
true in Central Oregon, which has relatively low agncultural yields per acre. 

FIGURE 2: ECONOMIC IMPACT OF EM PLOYMENT lANO 
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Source: Oregon Business Development 

Central Oregon's efforts to iden tify and promote a number of large lot areas for industry 1s. on a 
national context, relauvely modest and completely appropriate lor 11s curren t s,ze, level of 
support services, and current and planned infras tructure. Maintaining a portfolio of competitive 
sites ranging from 50 to over 200 acres should result in substantial economcc benehts and land 
use efficiencies. 
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8. Framework f or Central Oregon Regional Lorge Lot Employment Need Analysis 

This report is designed ro meet the requirements of Oregon Statewide Planning Goals 9 and 14 
and the administrative rule that implements this specific program. OAR 660-0024-0040 and 
660-024-0045. This report is a Centro/ Oregon Lorge Lot Industrial Land Analysis, and is allowed 
under the provisions of OAR 660-024-0045(2a). 

Ill. Community Vision 

A. Regional Goal and Introduction 

Regional Approach 

The Central Oregon region (comprised of Jefferson, Crook and Deschutes counties) proposed 
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 a regional short-term supply of large readily available industrial sites will allow 
Central Oregon communities 10 compete for a broader range of economic development 
opportunities than they are currently capable of. There are a substantial number of large firms 
regu larly seeking sites tha t are not curren tly available within the region, precluding economic 
development organizations such as Business Oregon and EOCO from marketing the area to 
these prospec ts. As att racting 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 o f 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 methodica l and delibera te site selection process for 
"development-ready" sites. Successful recruitment of these firms requires a competitive 
select ion of "development-ready" sites meeting a variety of physical and loca tional 
requirements. A development-ready site, or a "shovel -ready" site, is defined as a property in 

which site improvement can begin within 180 days o f purchase and development application. 
Such si tes are either served or readily served by requisite infrastructure and utilities, 
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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 wori< 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 jurisd ictions. As an example, a major industrial employer locating in a jurisdiction with an 
appropriate site will provide employment opportunities for the regiona l 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 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. 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 attract ive 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 tha t 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 industria l recruitment reality that in order to be competitive, regional clout and appeal along 
with a critical mass of diverse, attractive sites is needed. The 21st Century site selection factors 
in the global marketplace of industrial recruitment and site development prioritize: 
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1) Expedited site development with certainty and minimal time delay; 

2) Opportunities to expand and/or diversify manufacturing activity an -site, toking 
advantage of existing infrastructure and facilities investment; and 

3) Availability of a high quality work force and training programs. 
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Central Oregon has the potentia l 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 facil ity. 
These industries want to locate in an appealing living environment tha t 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 rel ate to large lot 
industrial demand . The following is the stated vision: 

To build o strong and thriving regional economy by establishing and actively 
maintaining o competitive portfolio of forge 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 w ith this vision, the focus of this ana lysis 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 aga inst other potentia l locations. 

IV. Trend Analysis 

A. National Economic Trends 

Introduction 

The trend analysis section provides the foundation of economic information that will shape 
realizable economic opportunities potentia l 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 t imely 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. 
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Short-Term Outlook 

Gross Domestic Product 

Over the previous two quarters, economic growth has stabilized with a noticeable rebound as 
federal stimulus spendine has filtered in to 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 marke ts. On the basis of previous recessions and 
recoveries, the following factors are also expected to contribute to a more measured recovery 
period.3 

• 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 
pro tracted. 

• 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, ,ts effects are beginning to fade. 

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

FIGURE 3: NEAR-TERM GROSS DOMESTIC PRODUCT 
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Congtesslon~t Budget Office. '"The lh1dgel and Economic Oollook" January 2010. 
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GOP 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 rece~sion, payroll employment has f;,llcn 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. 

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 ra te 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 1he labor 
force, delaying unemployment recovery. However, it appears tha t the national employment 
situation is stabilizing, with the pace of year-over -year job losses declining since the first 
quarter of 2009 and finally tu rning positive by the beginning of 2010. 
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FIGURE 5: YEAR-OVER-YEAR EMPLOYMENT CHANGE, UNITED STATES 
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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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Ocher Factors 

• Housing Starts have remained st able 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 Industria l 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 Pr ice 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. 

Long-Term Outlook 

During the first half of the next growth cycle, GDP is forecasted to grow rapid ly 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 typica l growth cycle and growth at rough ly 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 
poten tia l 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. 
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FIGURE 7: lONG-TERM GOP FORECAST 
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Inflation, as measured 
by the PCE price index will average l .7% annually during the latter half of the coming decade. 
The Federal Reserve will continue to use lls monelary in fluence to control inflation risk in the 
next cycle . The Fed Is expected to maintain the rate of PCE near the top of 11s target range. 

Long-term unemployment 1s expected to average 5% during the latter half of the decade. 
roughly equivalent to whal ,s considered to be the natural ra te 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 ,s 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 EMPLO~MENT FORECAST BY INDUSTRY 2010·2020 

<;i.;.o<~1nn,ent 

utl1-!r Ser.1.:0:s 

l.~ t~ir~ £. HY$J>ft allty 
EJua.bi:on t H~-:..lth 

F·r,J(-!.::s:,.:,nal e. Rt1S1f1~S$ 

FinJn,di,1.0.dt ;it i~S. 

lnlotn:!ltt~n 

T '..VIJ. 

P~t~I Tra,J~ 

·c1,11vle2 1~ Tr.Y.f,; 

M anuia,:turing 

C,m:.tru..tl\~ 

M111111& t.. l<•<:i;ing 

SOUt/Ct , h ._ l, , 1.,,1 • 

·Hill I 
· 91 

I I I I I II 

Focrors affecting economic growth moving forward 

• Financial M arkets: The financial situation of many banks remains delica te; however, the 
risk of further deteriora tion is moderating. Ease and cost of cred it is likely to be more 
limited moving forward, bu t far improved from curren t cond itions. 

• M onetary 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 economlc 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 complica ted 
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 f iscal 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 sa les. 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 
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fao~ties and equipment that will materialize in terms of companies seeking 1mmed1ate, 
development-ready locations. 

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

B. State Economic Trends 

General Industry Trends 

Oregon experienced exceptional employment growth between m1d·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 1s lollow1ng 
the U.S. economy with decreasing job losses and a turning point in the unemployment rate. 
Figure 7 demonstrates how closely tied the Oregon economy 1s to economic trends al the 
national level. Since 1939, Oregon has tracked the peaks and valleys of the U.S. economy Also 
illustrated is improved diversity on Oregon·s economy as evidenced by allev1atlon ol the 
vola tili ty that plagued Oregon during the J980's recession. 

FIGURE 9 : U.S. AND OREGON HISTORICAL EM PLOYM ENT TREND: 1939 -2009 
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Oregon's economic growth since 200S. but prior to the current precipitous slowdown, 1s due In 
large part to explosive growth In exporis For example, between lirst quarter 2007 and first 
quarter 2008, Oregon exports increased by 23 79', more lhan stx points higher than the U.S 
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growth during the same period. Oregon's export growth is primarily due to export growth in 
agricultura l products which grew by 82.2% and computer and electronics products which grew 
by 24.8%. Computer and electronics account for nearly 40% of tota l 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%), Pr imary Metal 
Manufactur ing {+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. 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 
pos itive in 2011. A similar trend is anticipated for Oregon's Wood Products industry. Positive 
spots in the economy include High-Tech Manufacturing, Food Processing, and Education & 
Health Services. 
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FIGURE 10: OREGON ECONOMIC CONDITIONS AND ESTIMATES BY INDUSTRY 
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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 lSt in the West. Moreover, according to the 
Oregon OH,ce o f Economic Analysis (OEA), Oregon's risk of slipping into recession is now 
curren tly below the 50% mark tor the first time since late 2007. 
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FIGURE ll: FEDERAL RESERVE BANK OF PHILADELPHIA'S COINCIDENT INDEX OF ECONOMIC 
INDICATORS 

01W9<>• • L~ 
/1/o•l•d 1Jrol 

employment Focrors 

,,. 
~ , .-..,. l n 1 
?d.«,.J d . 

- ?~h -. , t I -~ 
- ~el l 'I II J )ii. 

S1m,lar to trends at the nauonal level, the State of Oregon began exhibiting a decrease rate of 
job losses (on a year -over-year basis) beg,nmng by mid -2009. However, at the state level jobs 
have yet to turn positive but are cenainly trending in a posi tive direction. The State's 
unemployment rate has moved in a positive direction, down to 10.5% from a 2009 peak of 
11.6%, seasonally ad1usced. Nevenheless, 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 10 outpace growth at the national 
level. By 2018, t he 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 Slate 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 fac tors: 

0 Popula tion growth, primarily due 10 net in-migration 
0 Relative location near Canada and Asian countries 
0 High commodity prices 
0 Export growth 

O Business Cost Advantages 
0 Affordable housing 
0 Biotechnology and Clean Technology 

0 Renewable Energy and Sustainable Development 
0 Quality of life 
0 Sta te l ax lncenl lves, including the Single Sales Factor Tax 

Through 2017, the OEA forecas1s 223,000 new jobs in the Oregon economy. Mirroring national 
forecas ts, a significant share (41%) are expected to f~II in Professional & Business Services and 
Health Services. The stale 1s expected to add ove.- 25,000 new manufacturing jobs based on the 
2010 base. roughly 8,000 of which are expected 10 be high wage High Tech Manufacturing jobs. 
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FIGURE 13: fORECASTEO EMPLOYMENT GROWTH BY INDUSTRY, STATE Of OREGON 2010-2017 
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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 1s a regular concern. Other factors which could 
affect the Oregon's economic ou tlook include: · 

• Credit Markets: While conditions are lmprovlng, consumers and businesses are still facing 
greater difficulty getting loans relative to the previous cycle. This Is also a r isk 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 Federa l Stimulus: Much hke 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 
coun tries such as China are a positive sign for Oregon. 

D ESCHUHS COUNTY I C[NfAAL OR,CON I.MG( LOf INOUSfRIAL I.ANO N ( [ O ANALYSIS PAGE 2S 



• 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 10 return commensura te with broad based economic recovery, and 
maintaining a cost based competitive advantage is likely to be central to Oregon's economic 
development success. 

C. Local Trends and Conditions 

Economic Factors 

The Central Oregon economy was historically domina ted by Wood Products M anufacturing 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 sta te during the current recession. wi th unemployment 
ra tes remain ing near 15% in the current quarter, signi ficantly higher than the statewide 
average. 

' > 

' I 

,:, 
;, 
:: l~ I 
C 
,:, 

la. 
o L• 'I a 
~ 
C 
:, ' ' 

'· ' 

~O:.fl#l l . 

FIGURE 14: COMPARATIVE UNEMPLOYMENT ANALYSIS 2003 -CURRENT 
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Several key factors have contnbuted to both the depth and duration o f Central Oregon's 
economic weakness. Firstly, industries tha t supplied goods and services to Central Oregon's real 
esta te development market and served a rapidly growing population were largely responsibfe 
for its robust economic expansion. With the bursting of the housing bubble in 2007, the 
concentra tion of the regional economy dependent on rea l estate development created an 
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economic contraction as d ramatic as its rise. Central Oregon has lost one in four construction 
jobs since the peak of the cycle. 

Secondly, Centra l Oregon's new service concentrated economy is far more susceptible to 
changes in consumer sentiment and disposable income. The national recession 's impac t on 
tourism markct!i, consumer spending, and the ocquisitio n of vocation properties or second 
homes compounded Central Oregon's decline. The Central Oregon economy was highly 
dependent upon "d iscretionary·• activity, which tends to be very cyclical. 

Third ly, 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. Cen tral Oregon 
maintained positive in-migration through 2009. Coupled with stagnated employment growth, 
th is in effect has kept unemployment high by maintaining higher labor force levels. 

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 wi th the statewide 
average. 

FIGURE 15: LOCAL POPULATION GROWTH TREND 
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The City of Bend is the primary population 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 Centra l Oregon will con tinue 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 
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conservative in nature. Deschutes County's 2004 coordinated popula tion forecast is projecting 
47,000 new residents in Deschu tes County alone over the same interval. 

Education 

An area's level o f educational attainment is often used as a proxy for the skill level of the 
population base. From an economic developrnent 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 or Cen tral Oregon 's (Deschu tes County) competitiveness 

evaluated Central Oregon In light o f a sample of competitive economic peers in the west. The 
study found Central Oregon to be in the middle o f the road relative to i ts peers. An educated 
and skilled workforce is a competitive asset among Centra l Oregon's target industries. An 
inability to "stand out" in this mettic may limit the reg,on 's ability to recruit employers within 
specific industries. 

FIGURE 16: COMPARISON OF EDUCATIONAL ATTAINMENT 
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Since 2002, wage levels 1n Central Oregon have averaged a 3.2% annual rate of growth, 
comparatively better than a 2 8% annual growth rate at the State level. Deschutes County's 
average 2009 wage level o f $35,295 was well below the statewide average. l ower relative wage 
ra tes coupled with housing at/ordabill ty concerns can limit the region's ability to attract a high 
quality workforce to the region. 
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FIGURE 17: CENTRAL OREGON WAGE TRENDS 
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V. Target Industry Analysis 

A. Lorge-lot Trends and Dynamics 
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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 life, proximity to large U.S. West Coast market s, and 
coordinated 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 
concentra ted in cutt ing edge industries important to 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 cho ice, and 
time durat ion to entitle and develop sites commonly cited as development constraints. 

Large scale global firms represent an important prospective economic development engine for 
the state and 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 
capita l investment. As an additional benefit, the high assessed value of these projects 
contribute significantly to the stability of the tax base that allows provision of necessary 
services to all residents of the region. Therefore, the goal of th is process is 10 evaluate Central 
Oregon's opportunities for large scale economic growth in light of statewide planning goals and 
practices, as well as land and infrastructu re availability. 
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Large-lot Trends 

Shifting global market fac tors 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 concen tration 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: 

lurlsdk:tlon Tenant Site Size snuare Fo~naae 
Albanv Taraet !75 acres 1, 3 million 
Hermiston Wal Mar\ 200 acres 1.3 m1Uton 
Lebanon l.owos 204 acres +l.3 million 
5alem HomeDecot 50acru 500,000 

As shown m the preceding table, the emerging module for distribut ion facilities now regularly 
tops 1.0 million square feet of building area, wi th site sizes in excess or 200 acres. Over SS 
projects have shopped the State of Oregon over the last ten years with site demand over SO 
acres, averaging over S new pro1ec1s per year . Business Oregon currently has 10 estimated 
outstanding leads in th,s me category. 

Manufacturing has also shifted to larger site needs, with examples Including Genentech, 
Solarw orld and Intel's new expansion in Hillsboro Each or these required sites are In excess of 
SO acres in size, with Intel's located on land held in reserve adjacent to a currently opera ting 
facility. While these projects show a need for large sites, they also speak to a desire for even 
larger s,tes than ,mmed,ately needed to provide flexibility. While Intel didn't Immediately need 
the land used for their recent expansion when building the m1ual Renier Acres facillty, the 
flexibility provided by this excess property made the s11e more compeuuve v1s-a-v,s alternative 
locations that had a greater probability of l1m1t1ng future expansion options. 

Business Oregon estimates that they see approximately 1 S serious Inquiries a year for large 
scale manufactunng sites. Combined w,th warehouse/distribution inquiries. Business Oregon 
sees over 20 annual inquiries a year sratew,de for large lot industrial sites. As not all leads are 
picked up by Business Oregon, one would expecl the overall activity to be significantly higher. 

Eco1,omlc Development for Central Oregon (EDCO) 1s currently working with 72 companies 
seriously considering a location in Central Oregon, of wh ich five would require a site 20·50 
acres In size, while three would require a site in excess of 100 acres. Industries that have 
con i.ac1ed EOCO for large acreage sites include the following: 

• Distribvr,on and worehovsing; 
• Doto cenrers; 
• Renewable energy eqwpment monvfoc-cvrmg; 
• Energy prodvc1,on foci/it1es /blomoss, so/or, geothermal, syn1het1c fuels); 
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• 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 ser ies of questions with respect to market activity for large lot industrial sites. 
These surveys revealed the following: 

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

• Technology manufacturers comprised 35% of all SO+ 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, priva te 
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 verifica tion. 

• 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 o f 
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 follow a si te selection process and evaluation of regional 
characteristics and livability, workforce/industry dynamics, operating costs/incentives, and 
availability of a selection o f sites ready for immediate development. A development -ready sit e, 
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 selec tors; 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 
,nto a simple model that rollows the 
progression or fi rms' decision criteria in 
location analysis. In addition to 
identifying a progression of selection 
criteria . Johnson Reid have found land 
diversity and market choice to be of 
particular importance. Industria l 
recruiters at Business Oregon and other 
en ti ties around the state strongly assert 
tha t a lack or sites puts Oregon at a 
distinct competitive disadvantage rela tive 
to competitor communities across the 
nat,on. The consensus has emerged that 
a general lack of development-ready sites 

to choose from eliminates a city or region l rom contention very early in the site selection 
process. Moreover, market choice among several sites further preserves price stabil ity and 
transaction certainty that tends to deteriorate in a single-seller scenario, threatening placement 
o r potential firm. 

Addi tional industrial development and business trends affecting large-lot industrial demand 
include: 

• Companies t rending 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 
firm exceeds the marginal cost of holding land ror many firms, leading to firms seeking 
sites often well in excess of ,mmediate space needs. 

• Higher fuel and energy costs are forcing firms into more regionally distinct operations 
ror sourcing their raw materials and/or distributing their fi nished 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 "levehng the playing field" among competitor locations. 

• Low cost high capacity existing utili ty Infrastructure is emerg,ng as a deterministic 
quality in site criteria for many targeted industries; 1f capacity does not currently exist 1t 
must be available within the project time lines for sites to remain in consideration. 
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For most companies making location decisions, land is a ''means to an end"; that is, they need 
the land to locate some kind or facility so they can produce the product or service that is their 
primary business. They want: 

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

• A single point or contact/negotiation; companies are not 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 
time 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 highly unlikely to be patient when it comes to services (water, 
wastewater, power); the availability of service needs to fit into the project timeline, 
and not be a roadblock issue. 

ASsembling multiple smaller parcels into a w hesive "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, sen timental 
value, replacement costs, and viable alternative locations). 

• The sheer cost of the land; owners have an inflated expectation, or perhaps only one 
ownership out o f 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, envi ronmental overlays, mandated parcel si2e). 

• Infrastructure demands caused by land assembly, and the commensurate ability to 
finance necessary improvements. 

• Legal issues, including clear title, 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 
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meet their criteria . Ideally this would include multiple ownerships, as well as multiple 
jurisdictions. This allows for competitive pricing, a wider range or options, as well as making 
the area more attractive for site v,sitation. 

Competitive Inventories 

While the State's land use system 1s concerned with meeting demand over the ne~t 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 si tes that 1s 
competitive with other markets nauonw,de. 

Johnson Reid prepared a number of surveys over the last several years, documenting the supply 
of developmen1 -reody site inventory (180-day) marketed by national competitors. Johnson 
Reid would underscore tha t at least two of the competitors shown - Albuquerque and Austin -
have idenufied replacement industrial land supply exceeding a thousand acres according to 
officials interviewed. The City of Hillsboro ,s also actively working towards increasing its large 
lot industrial acreage inventory. 

Compe t It Ive so.100 Ac.re Sites 100+ Aae Sit es 50+ Atn, Sit es 

Morket Sito Count Aa•aee Site COtJnt Aaeaee: Sile COtJnl Acre a,2e 

Col Of>OO ,pr1 n11 , . . . , l ,s.Y.:• 5 !,.'.I'.) 2S 2.000 

P.al-e11h l uo 12 1 -" -~ 14 J, S95 

.:O.\.ltun 1 ~01.1no Roe., , 5 sso ~ :s;: 11 l,2l5 

Albuout rour 3 225 ? ~)J u 1.125 

~illlboro I 7S ) ) I 7S 

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 fa ctors and planned levels of infras tructure utility investment. 

Central Oregon competes with regions across the country that offer significantly greater 
development -ready indust rial land supply, selection, diversity, and lower land cost. Continued 
inabili ty to facto r competit iveness as borne out by surveyed industrial broker activity, including 
diversity o f 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 vi sit the 
region without more than just one or two large lots to consider." 
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8. Strengths and Challenges in the Centro/ Oregon Economy 

In June of 2010 Deschutes County and the consultant t eam moderated the Cen tra l Oregon 
lndustnal l ands Forum. Participants In the forum discussed economic development trends at a 
national and regional level, as well as specific opportunities and challenges for Centra l Oregon. 
In this section, the findings or this sess,on are summarized, as well as add111onal Input from the 
Regional Advisory Committee and the consultant team. The Cen tral Oregon region has a 
number or strengths with respect to economic development, including the lollowmg 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 ,n 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. Cen tral Oregon's location makes It a natural commercial services hub for a 
very broad area. While Highway 97 ls not perceived to be of equal value as Interstate 5 
as a north/south link, its funwon is equivalen t 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 li fe 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 f,rms. 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 
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facing each of Cenrral Oregon's maior communities with respect to the suitability for large.lot 
ondusrrial.' 

Madras (Jefferson Countvl 

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 logis tical advamages, particularly for forms needing access to the Portland 
metropolitan area and Interstate 84. The airport is also a major facility that provides an 
ameniry 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 dlstributoon as 
well as for firms looking for large work forces. 

Strengths/ Advantages 

• Industrial airport 

Afroort has lmprovemems sc.heduled 

• Aval!ab!e 1ndustria1 sites pro)(imate to rail 

• Opal Springs provide\ amp!~ wc1ter 

Strong avicuttural and manufacturing .se?<.tlo1l 
bu,ln,,..,es 
Most proximate to the Portland nwl10 ,uea 

• Most prcnnmate to 1·84 
• Highways 97 and 26 run throu~h 111iddte or 

Madras 
• Development com substantfally than other 

Central Oregon c.ities 

la Pine !Deschutes Countyls 

Challen8es/ Oisadvantnges 
• The Oregon Transportation Planrilng Rule Is 

an issue on Hwy 97 
• There U no a continuous" ·Jane highway 

between Madras and Send 

• Relatove skill sel or work rorce 

• Some areas dO not t'lnve large surplus of gos 
•nd etertrtutv 

la Pine 1s Oregon's newest Coty, oncorporated on December 2006. La Pine has a state ceruloed 
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 Pone Water 
and Sewer Districts and the City of la Pine. 

'Profil~ l;iPth<?red from the June 28, 2010 CenUiJI Or·rgon lndu·Mitll Lands rorum 
'• During the adoption process tor Ordinance 201 1·011, sl.-li:4.'hofdt"I"\ hom lg P,ne w1rnted L~ Pinc') stren8'hs and weaknesse~ 
to ,enect new information 
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Strengths/ Advantages 

• State of Oregon Certified Shovel -ready so~ acre 
industrial site available-and proxli,,ate to rail 

• Neighborir,g small and medium sites available for 
a va,iely of options: 

• Tile mos.t tavoidble e,enric rates in Cetltri'll 
Otegon 

• More than adequate water and sewer czpacity 
for new industry 

• A new flex!ble land use code and supportive citv 
readers 

• The county is in control of some industrial srtes 
• Enterpri,re Zone, fot tax t'elief rot new or 

expanded lndustl'\I 
• la Pi·ne is well connected to 3 major economic 

hubs · Central Oregon, Eugene and Klamath 
County. Coflvenienllv located near Highway 97 
and Highway 31. Highway 58 is 27 miles to the 
south and is a direct rouie toJ-5 and Eugene. 

• BNSF rail mainline thru industrial park. Near 
passenger rail line. "Best Rail lnchJstlial site In 
Ceutral Oregon." 

• tow housing costs. Riverfro•'lt homes. ranche:1, 
and cornmunitv neighbort>oods ~re available. 

• La Pine has a large labor pool of skilled labo r and 
diverse popufatlon with extet1sive worlc 
exper,ence as lndlcared by large amount of 
cornmul'<~J'S traveling north. 

• Hub of Central Oregon'5 ye.ar•round oucdoor 
recreation paradise. Gateway to Cascade lakes 
National Scenic Byway, Newberry Nat1onai 
Volcanic Monument and Natcona\ Or~BOO 
Outback Scenic Bvway." 

Prineville (Crook County} 

Challenges/Disadvantages 

• Sewer and wa1er dlmic1s - In transition to 
the city. To be absorbed by the City early 
tomid-2012 

• Traospo rtation challenges; TSP to be 
comple1ed by mld-2012 

• City codes at1op1e6 and sctieoUJed to oe 
implemented early W~2 

• Need large ""keystone'' employer 

While the City of Prineville is located at the eastern edge of the Central Oregon region. i t has 
strong rail access and relatively easy truck/au to access to Redmond, Madras and Bend. The 
Regional Freight Depot represen ts 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 this advantage has diminished somewhat with the declines in the 
region's rea l estate markets. Sites at the western edge of town are best located to serve 
regiona l needs. 
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.l!.': ngt hs/ Adv ant.ages 

• Ease or po,mitilf111 

• ~oll acccss/frclghl cfcpo1 - City owned and 
ope,rated shol"l llne rnu serv,cc and 1he 
Re51onol Freight Depot 

• General oviatlon alrporr od)ot"nt 10 industrial 
properties wlth expansion underway 

• Lnrgcr, rivallable workforce 

• Soniewhot wormer climate, but cool evenings 

• Comnumlty wc1co,nl1ig ol 
dllVelop1ncn1/newcomers//obs 

• Prineville Js centrally locowd to 
Redmond/Bend with relatively lower 
J)(lred ~anri for indY$trf;Jt u!oe to Olhor Ccnt,at 
Oregoo are.;1 

• F,lC1.'book d,1u1 center under development at 
airport location causing higt\ interest bv other 
n,ms Seekins (1,.1ture 1ocntlons 

Bend (Deschutes County) 

Challenge,/Olsadvantages 

• Sites are a distance orf I-fwy. 97 and Hwy. l26 
1,as limited capacity 

• Griide dmere:ntials in site\ make some easie< 
10 Sl!1Ve v,a ra!I llower level) than others 
/higher level) 

• Ochoa> UJmber mill site bordered by 2 
highways so "double indemnity" for any 
d""elopmen1 aaivity triggering TPR issue•. 
Recognized as future mixed use site. 

• Potential large lot industTial lands not 
protected under current zoning from spli1ting 
,nto smaller parcels. 

• Water-supply challenge; 

AS the largest city in Central Oregon, Bend ,s 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 econom,c development, with si tes that are small, expensive and often facing substantial 
transportation problems. While Bend has the greatest level of services and scale, its vacant 
industrial land inventory is severely limited. 

Strengths/Advantages 
• laf&est metro are.a 111 region 
• AegJooaf employment center 
• Most "urban• of rqlonal cltles 

• Ceniral Oregon Communi ty COlleg<' maln 
campus 

Challenges/Oisadvan1ag~• 
• Scaroty or indusuial!lJld 

Price of inch!sttial land 

• Overall cosu to de,,elop 
Rela.twcly COff•P' r,y}wflhi\ff(ii[erl ,.....,,,rtt.ng 
OtOC:e-5~ 

• Water and sewer cap.Kity r,m1tcd 

• Good comm\lnlCatlon 1111rast rucu,re • TVR is an i!o--;;ue 
• Juniper Ridge master.planned rni<ed-U5e • Ongo,ng "dl..-u.~,oos· will• LCOC about UGS 

con,munity e,\;l)ans,o, lrem;-md. l'\egOt ation~ e1c..) ------~------- ---------~ 
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Redmond (Deschutes Counly) 

The City o f 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 
ls well situated to serve the region due to its central location. The area has some small and 
medium sized industrial sites, and the range of commercial services trails on ly Bend in the 

region. 

Stn,ng\h,(Advanu,ge 

• Coml'lll!fr..-1 a1,pott 

• Good telecom lnfmm,cwre 

• C#ntrat reaion.al locar.01 aflovd -.o.,:orld[)t('" 
dfJiwn from 1U over reg.On 

• AVllllable ~IVmedium sites 

• COCC tN:tinol()fl'.ycenter 
• ramlly-cientric. stable community 
• tn1ov•. • bus,,,.,.. friendl\l rcputolllon; Ease 

,nd ,peed of perm,tt,ng 

• BNSF ra,I mdinhne throuith 10,,n 
• Pr,nev,11~ Irr ght depot/Shor\ Qne 111,lroad 

Sisters (Deschutes County) 

Challengu/Oisadvanr,iges 

• 465 acres located ,n the indUStllal a re, In the 
dty llm1tscurren1ly fn ho'dins zone of Open 
Space Patk Reserve - rezoning prevemed by 
TPR. 

• Alfo,dability o( industrial ld11d coming bad< 
into line with matkel 

• can large public enrl1y land hokt,ngs 
(irr'gation d'JStn<t and DSL) be brought into 
play? 

• Tl'R "a!wa~ a fae1or wtu,n land i, bemg 
consldered for de.elopment 

• The diverle public en1i1;es that own land 
mfgl!t have different obft'Clives 

The City of Sisters Is located at the western edge of region, and is poor ly 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 weli as extensive executive housing options nearby. 

Strengths/ Advantages 

• Natural dmenhies 
• S11t1ll •1rport 

• Streamlhied permining process 

• Large l)drtels abu1 C1tv limit~ 

• Community ,s interested In/supportive of 
economic development 

• luo,t 101ned Redmond'\ [ ,one 

Challenges/Disadvantages 

• Small community (2,000 populat;onl 
• Pas,sibCe ~~prtn.StOI) land not ,n dtl' 1imits 

• Tran5JlOIT"tion system ne.."Cls fundi~g. but 
some e.lernents coming irto place: 

• Available Ion are ptotlf:d into sm.arl parC('l.s 1t1 
industrial parks 

• SO aae Forest Servk:e site in tO't"m might 
become available which could t rigger TPR 
,;sues 

• Possible \".rater/ .. vastewater 1lmitat,ons 1oot 
really dear! 
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C. Target Industry Opportunities in Central Oregon 

Led by the Economic Development for Central Oregon (EDCO) 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. Several of 
these industries have had successful results to-date, while others are relative young in Central 
Oregon . In the summaries below, Johnson Reid draws largely from EDCO's eva luation 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 compan ies and research inst itutions. 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, Centra l 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 regionci l communities. The Central Oregon region offers key 
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critical components m 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 cen ter 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 recrea tional regions such 
as Hood River and Central Oregon have long seen start-up recreational equipment firms flourish 
in to significant contributors to local economies. Cent ral Oregon specifically is home to diverse 
range of mounta in, river, and recreational vehicle and equipment manufacturers. 

Higher Education: Cen tral 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 requiring large affordable sites with good telecom and 
transportation infrastructure. Sites need to be proximate to population centers. 

Regional Distribution Cen ters: 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 Cen tral 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 targe ting 
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 Closses 

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

The findings on Figure 18 reflect the findings in the progressive criteria ·runnel model" With the 
exception of data centers which have highly unique utihty requirements, availability of a 
qualified and ample workforce is of upmost importance. For some industries such as 
Distribution and warehousing, access to 1ranspona1ton networks 1s a key concern. 

Targeted Industries with Large-lot Needs 

Whlie II Is unlikely 1ha1 several industnes being 1argeted by commun1t1es 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 ioned 
Industrial sites. For example, software, recreaUonal equipment and aviation/aerospace all have 
precedent for large corporate campuses: respectively Microsoft 1n Redmond, Washington, Thor 
Industries in Elkhar t, Indiana; Cessna 1n Wichita, Kansas. Typ,cal 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 ,n Oregon 

Industries requiring large acreages that hold promise for 1he Central Oregon reg,on include 

• Doto centers 
• Worehouse/disrribution centers 

• Select h,gh technology/b1osciences operor,ons 
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Changing economic cond111ons and global trends are Impact ing 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. The 
Appendix contains a summary of other geograph,c areas where each of these sectors has grown 
lrom a similar small foundauon to become natronaf leaders - some in a rela11vely short period 
of time. Add1ttonalty, any one of these sectors has the potenual to create the exogenous 
demand that would wgger the need for additional large. industrial-zoned land in Central 
Oregon since so lew of these ~tes exist - partrcularly 1n the region's largest cities. 

Central Oregon V1abili1y for the Data Center lndu\try 

According 10 global data center s,te selector David Aaroe, (co founder and princ,pal, Fortis 
Construction). Central Oregon has all the elements to rival Central Washington as a top location 
lor the data center Industry in North America. Other s,te selectors from across the country are 
already focused on the tri-county area as a result or Oregon's largest data center project with 
the construction of the Facebook campus at Prineville (currently J 25 acres, 300,000 sf). 

'The comblnatlOff of low cosr-,..ot tht lowtst- rtliob~ tl«tr,c po~,. -MtntNtS, rtlttom capoc,rv aNI 
the area's climott could mokt tht ~Mrol OrtgOfl Otto o.s compet,~ o.s 011y rn North Atntnca Jar tht 
data center lndu.>try.11 

2011 prosenratlon by oawl Aaroe, l'tln<,pal. Fon,s Conm,,cuon 
A leildi111 &lo~I cl.>~ c.nror s,tt .eltet,on ,,,,,, 

A key component that could lead to explosive growth in the Central Oregon area ,s enormous 
Bonneville Power Administration power transmission lines that transport electrictly from 
hydroelect ric generation the Columbia Gorge to California. These transmission lrnes are located 
such rhat Prineville. Redmond, Bend, and La Pine all become viable locations for the data center 
Industry. This steady, Inexpensive base load electric power 1s 1n high demand by the data 
center industry. 

Low cos t, high capacity power is at the very top of the site loca tion criteria lrst for the data 
center industry. The ability to quickly aod reliably add load to the system ,s also crltlcal. As 
quickly illustrated by the national district by-district map below, rn -countv rates are well below 
the nat,onal average for electnci ty in all sectors. For ir1dustrlal customers, Central Oregon 
providers offer rates up to nearly 20% below the national average and SO% below neighboring 
Californ,a where considerable data center activity Is currently centered 
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FIGURE 19: INDUSTRIAL POWER RATES 

--==.--· ... -· -· ---I --I ::,: _ _ 

Another kev factor Is the requirement for robust telecom infrastructure. 011er the past n 
years, more than $100 milhon in infrastructure has been ,nvested rn the region, including a self 
healing fiber loop for incumbent provider CenturyLonk (formerly Qwest), nume,ous fiber rings 
by competitive local and regional prov,ders and multiple Points of Presence (POP). With 
multiple telecom routes via San Francisco, Portland and Sea ttle. the tri-county region's access 
to markets ,n Asia is especially good. 

Perhaps one of the greatest narural assets the area possesses for data centers is the signif,cant 
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 made possible by 
the region' s clima te, the lack of a sales tax in Oregon and meaningful incentives (propeny and 
incomes tax exemptions) all combine to make the Central Oregon region a globally competitive 
location. 

Because of the significant Investments characterized by data centers both in miss ion critical 
Infrastructure and physical plant (typical cost per square foot ,s $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 ls potentially uncompel ltive, 
and as such could be a major ,mpedlment to further growth of the sector for next 10-l S years. 
The economic development community recognizes that most jobs come from existing 
companies, and fos tering entrepreneurship and retention expansion of existing traded ,sector 
companies is a major focus o f regional efforts. Recruitment o f new companies In new and 
existing indusHies, however, is an important component of any successful econom,c 
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development program and diversification stra tegy. New companies bring a differen t mix of 
professional and technical talen t 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 the global leader in 
semiconductor technology and production spun off more than 100 companies that significan tly 
contributed to the overall diversification of Oregon and of course many well-paying jobs. 

Centra l Oregon Viability for the High Technology Industry 

While the Central Oregon region clearly has diffe rent attributes than either the Hil lsboro or 
Austin examples outl ined in the Appendix, it does have some of the key components that make 
the high technology sector a viable option for i ndustry targeting. Several important technology 
sectors have a foothold in the region including: 

• Semiconductor and peripherals manufacturing {Microsemi, TriQuint Semiconductor, 
Nonometrics) 

• Renewable/alternative energy equipment and software (Advanced Energy, ldotech, PV 
Trackers, El, lnEnTec) 

• Software {Vertex, GL Solutions, Novis, Manzomo, AudetteMedio, Team Unify) 

• Biosciences (Bend Research, MediSISS, Agere Phormoceuticol, 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 was tewater 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 nationa l or 
international basis. Access to local technical, engineering, and scien ti fic 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 loca tion factors worked (access to power, water & wastewater facilities) and 
there were well educated people who chose to live there or could be recruited from other 
places. 
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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 seleciors 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 mosr states. 

Accord ing to EOCO, 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 
manulacturers. Included are solar power panel fabrication (thin film and silicon) polycrystalline 
refinement, and solar power generatton- 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 counuy where once small high technology firms have grown into large campuses. 
Hewlett-Packard 1n Boise, ID and Corvallis, OR; Micron in Boise. Microsoft i n 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 and Distribution Industry 

Because of ,ts removed location from 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 tire distribution by the Les Schwab Company, which has over 2 
million square feet under roof at its warehouse operations in Prineville. There, mes and auto 
components manufactured globally are consolidated and distributed to 400+ stores in a seven 
state area. The company is the tll highest volume customer for the Port of Portland and 
operates one of the largest distribution operations in Oregon. 

J 

~ -
PAGEA6 

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

location, including Bright Wood Corpora tion, Deschutes Brewery, 
Keith Manufactunng, Contact Industries, Je ld·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 OCs 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 
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,ndustry could migrate to smaller fac,Htles serving smaller dist ribution areas. Key to this more 
dispersed model 1s lhe avallablHty or rail 10 more cost effectively transport goods 

(approxlmalely Yi) w,1hin the regiona l distribution area. Rather than the 11 or 9 sla te model. 
respec1111ely. offered by Salt Lake City, UT or Reno -Sparks, NV the smaller 5 to 7 stale model 
successfully uuh,ed by Les Schwab for the pas1 50 years might prove more cost effective with 
$5·6 dollar per gallon fuel prices. 

·tn general, compon/1,i w//l tespond to the hl9he1 fuel ptices by • •ponding thelt distribution networu to 
include odditlonol DCs, but it remains 10 be setn just how big tht impact w/11 be. Som• wl/l tweak their 
nttworlcs by odding one or rwo DC$ or rtlocor,ntJ ottt 01 two of thtm in otdtt to c,o,,omlzc on /rtlght• 
mites and fuel contumprion. • 

2010 repon by Prolog.s. • lc•dmg globol prov,der ol d•str,burlon f,cllitles 

Led by the Prinev,lle Railway, 1he nation's only mun,c,pally owned short-1,ne railroad, Central 
Oregon has been working 10 expand •ts ab,hty to provide logistics and frelgh1 connec1,ons 
between Class I railroads and 1rad1tional truck d,stribuuon models Over the past several years, 
the Prineville Railway has invested nearly $10 million tn a new fre,ght depol, track, and ra,lcar 
handling equipmenl 10 efficienlly transfer ra,I fre,ght to trucks either for final des11nat lon 
delivery or for warehousing. With ongoing global upward pressure on 011 prices, these projects 
could be the beginning of a wave of investments in to accommodate a grow,ng 1ransloadlng 

facility. Planning is already underway for a umHrain switch yard upgrade adjacent to the 
UPRR/BNSF mainline Jus t on 1he northern borders of the Redmond UGB and expanded 
warehouse and distribution facilities in Prinev,lle. 

E. Regional Large-Lot Demand 

Long Range Employrnent Forecast 

Figure 20 outlines estimated growth In employment pro,ected by the Oregon Employment 
Department (OED) for the Central Oregon reg,on The OED's most recent pro,ecuon esumates 
ernployment growth by industry over a 10-year hor11on beginning in 2008 For the purposes of 
this analysis, Johnson Reid applied the State's 10-year growth rates to 2010 base year estimates 

or employment by industry and extrapolated growth through 2030. 
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FIGURE 20: BASELINE LONG RANGE EMPLOYMENT FORECAST 
Base Estimate Year '10•'30 
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Over the next 20-years 1he Cen1ral 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 goats of local jurisdictions and economic development agencies. For 
example. as menr!oned 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 ,s not reflected in the State's forecast of Information employment. In other words, 
aspirational goals, policies. and dedication of resources have real direc1 impacts on the pa1h of 
economic development likely in a local geography. 

More lmportan1ly 1s an inherent disconnect between any trended forecast methodology and 
the potential demand for large-lot industrial employers. By nature, large lndusrrial placements 
are "game-changers", whereas a single placement can change the economic landscape of a 
community. The employment impacts are not reli.ibly "forecastable." Communities are best 
served by providing a range and supply of suitable options for prospective recrul lments in 
addi1lon 10 organic expansions. This is particular ly prevalent in today's landscape, where firms, 
products and even entire industries shopping Oregon for suitable sites did not even ex1s1 a cycle 
aco. The Facebook placement 1n Prineville is a prime example of a firm and lnduslry that did 
not exist even 10-years ago. While large lot users may reflect growth of exis1ing l11dus1ries, they 
are more often reflecuve of a regional, national or global site selection process, and are 
compe111ive in na1ure. A survey of si1e selection professionals found that large firms go through 
a melhodical site selection process for "developmen1-ready'' sites and thar 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 
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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 wi th project time 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 immedi1ately development-ready instead of simply 
*bu1ldable." Furthermore, a general lack of development-ready sites to choose from eliminates 
a city or region from contention early in 1he 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 reg,on. It is critical to keep in mind that the 
site selection process begins as a process of elimination; it only becomes selection alter a short 
list of potential sites that meet all pertinent crnena has been created. 

Industry Placement Velocity 

For the reasons cited previously, a matrix is included, showing recent target industry 
placements, large and medium na11onwide, in addition to industrial recruitment activity in 
Oregon 10 demonstrate a snapshot of large-lot ,characterist ics and the velocity of recrui tments 
handled by Business Oregon 6 

'• Orer;on Buslncs!. Dl!V~lopment . 2010 
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FIGURE 21· SELECTED U\RGE LOT RECRUITMENTS IN OREGON ANO SOUTHERN WASrlllllGTON 
YfAR PROJECT LOCATION LOrSIZE llUIUllNG Sl2f COMMENTS 
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FIGURE 22: MATRIX OF RECENT MAJOR TARGET INDUSTRY PLACEMENTS 
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It should be noted that Business Oregon's database reflects only a subset of overall activity in 
th is market, with many firms making decisions without contacting the agency, o r working more 
directly w ith regional economic development agencies such as EDCO. 
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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 regio" did not meet the firm's 
minimum critena. Most commonly, the region missed on lack of In terstate highway 
transportation routes, lack of large acreage parcels, or specific infrastructure limitations. 
However, the region did make i t 10 the visitation process in four of the 15 instances it passed 
the first criteria round w,th one, the Facebook placement, actu~lly locating in the region. 

FIGURE 23: SUMMARY OF INDUSTRIAL RECRUITMENT LEADS 
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As noted previously in this report, Central Oregon's lack of appropriate sites largely precludes it 
from competing for many prospective leads at it is unable to meet the minimum criteria 
specified. 

VI. Assessment of Potential 

A. Site Need Chorocteristics 

Site needs for the targeted large lo t mdustnal users are inherently diHicult to assess based on 
the high level of uncertainty in industrial recruiting. Site requirements for specific industries 
are discussed in this sectoon, 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 
act ively recruiting. While the matrix is not limi ted 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 maior development 
types. While key characteristics are often listed as preferred, these may be required by spec,f,c 
firms or used as screening variables to diHerentiate competition. 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 generaliled summary column is included, showing large lot site requirements. Th,s 
recogniles that whole one may ta rgel specific lndustroes, the nature of large lot demand and 
firm charac teristics is highly variable. The generalized site requiremen ts summarize key 
charac teristics tha t are broadly valued by the ident1f1ed industroes. 
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FIGURE 24: INDUSTRIAL DEVELOPMENT PROFILE MATRIX7 
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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 SO-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 - Industria l development has a very limited capacity to deal with slopes. This is 
particularly true in areas such as Cen tral 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 
0 Water 
0 Sewer 
0 Natural Gas 
0 Electricity 

0 Telecommunications 
• Major communications capacity 
• Route diversity 
• Fiber optics 

LOCATION 

• WORKFORCE 
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o Locations within acceptable distance of appropriately scaled labor market 
Housing options for workforce and executives 
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SPECIAL CONSIDERA T/ONS 

• Availability- Owner willing to sell at market consisten t price 

• Ownership- Willingness to hold, front Infrastructure investments 

• Flexibility-Ability to meet a variety of demands 

• Site Certifica tion - Not necessary, but criteria should be at least inclusive of the 
certification cnteria 

• 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 critena where practical. While physical and work force issues cannot be 
addressed by actions of an individual jurisdiction, the rema ining locational criteria largely 
involve infrastructure investments, which can lbe actively targeted to enhance the supply of 
competitive sites. Additionally, jurisdichons act ively 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 charactenstics associa ted with a 
competitive land supply for Central Oregon, which should be considered as the cri teria under 
wh,ch 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 1s willing to sell the site at 
market-appropriate pncing. Sites controlled by unmotivated or unrealistic owners are of 
little use for the stated community economic development objectives. 

Infrastructure: 
Ut1h11es - 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 capaci ty, 
most companies will not consider a community (or that site at least) further. Most private 
businesses, even large ones, are not coincidentally expenenced developers, and even with 
experience their timelines for projects are such that they are unwilling and/or unable to 
wait while major i nfrastructure projects are executed by pubhc sector entities. 

Transportation - Most proiects, with a few exceptions, have s1gnif1cant 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 a significant barrier to economic development in 
general and large lot development specif,cally. The Transportation Planning Rule (TPR) and 
relationship with LCDC approval is specifically creating the greatest problems for land 
development in the Central Oregon region. 
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Workforce: Throughout the tri-county area, the question lor larger projects is first and 
foremost about quantity or available workers. Bend or the Deschutes County MSA is 
often the smallest area in the field of considera tion 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 poin t when companies come looking. The current 
unemploymen t statistics, which indicate an available workforce, could indeed make 
Central Oregon att ractive 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 tha t can 
exempt these taxes lor 3-15 years. Nearly all Central Oregon industrial areas have 
access to these incentives through the enterprise zone and/or Strategic Investment 
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. 

8. Gross Land Demand (Short· Term Only} 

f rom an economic development perspective, Cent ral Oregon seeks to otter a range or readily 
developable sites tha t are supportive of regional and statewide economic development 
objectives, as well as competitive with alternative regions. 

The demand lor large industrial sites within Central Oregon cannot be derived using typical 
employment projections by industry, extrapolating future anticipated growth patterns based on 
historical patterns. Establishing and maintaining a competitive large lot industrial inventory is 
in tended to expand upon the range of potentia l economic development opportunities that 
Centra l Oregon can compete effectively for. Central Oregon as a region will be competing for 
large lot recruitments within a broader context that will likely include Idaho, Washington and 
Northern California. The following table provides a profi le of firm changes by size o r enterprise 
within this broader area over a one year period. 
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FIGURE 2S: BIRTHS, DEATHS, EXPANSION & CONTRACTION OF FIRM S, 2006-2007 
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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 ,n establishments ,n these size ranges Is 
significant, the number of births (new firms) exceeds the net change ,n 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 find their existing 
facilities or business environment inadequate. As a resu lt, the number of births (which can 
include new firms as well as firms expanding into a new classificat,on) is a key indica tor of the 
depth of potential market demand. The follow,ng table summarizes a profile of firms by size 
range in the Western Unites States ,n 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 uti lize this type of space. An example of this 
would be industries previously al tegorized under information, which would Include major 
employers that have recently located on industrial space such as Facebook and Google. 

OE.SCHUTES COUIIITY I (£HTMl OREGON LARGE LOl INDUSTRIAL LANO NEED ANA( '/'SIS PAGE 57 

.... 
.. ~ s~ 
lJ.JP-i 

,1.: !HI 



FIGURE 26: PROflLE OF FIRMS BY SIZE RANGE AND INDUSTRY, WESTERN UNITED STATES, 2008 
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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 SOO employees or more, this number 
would increase the firm total from 7 to 17 in Central Oregon. 

FIGURE 27: PROFILE OF FIRMS BY SIZE RANGE ANO INDUSTRY, CENTRAL OREGON, 2008 
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Firms sized at 500 employees or larger can be a general proxy for large lot industrial site 
demand. The Central Oregon region curren tly 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,rms (0.09%) is less than half the ratio in the broader Wes tern United States 
(0.21%). Using the current profile of firms by size in the Western United States and Central 
Oregon, combined wi th birth and expansion patterns summarized in Figure 2S. Johnson Reid 

can generate a model of annual large firm location activity in the region. 

FIGURE 28: ESTIMATED ANNUAL LARGE FIRM LOCATION ACTIVITY 
c.,-,,.1 We.stem 
On?gon us 

7,370 1,219, 
6 1,615 

0.08% 013% 
0.37% 100cm 

l 998 
001% 008% 
(HO% 100.00% 

/,6JJ 

!id T01a1 0.09% 0.21% 
Sha.re of westiern US 0.27% lOQ,W,I ... :;t ' 

&.:t,m.ttedAnnual Birth R.itl: 1/ U 5% us~ 
Lxpaosio,, Annual Aate 1/ 32.6% .JZ.5% 
Annual Births l 302 
Anno.at £xpans101u, 2 SSJ 
£st1mo1ced.t,nr1ual Acnvltv 3 l.lS2 

Assuming Central Oregon retains its current mix of firms, one could expect average annual large 
firm activity of 3 loca tion 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. Wha t is modeled is a prospective demand, assuming tha t 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 marke t 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 10 

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 
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site selectors prefer to have mul tiple options before physically visiting an area such as Cen tral 
Oregon. 

Business Oregon is mandated by ORS 197.717 (2) to "provide o loco/ governmenc wich stoce ond 
notionol trend" informorion to ossist in compliance with ORS 197. 712 (2)(o)." The department 
has reviewed the Centra l Oregon area, and made the following recommendations: 

Given its currenr size and ex peered growth, it is not unreasonable to assume that 
the region being exomined as part of the currenr Central Oregon Lorge Lot 
Economic Opportunity Analysis should have a mix of large lot sizes for potential 
employers ond site selectors co choose from. Such o mix would hove at least 
multiple ready sites in the 200, 100 and 50-acre plus acreoge ronges in order to 
meet expected 20 year land supply needs. 

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

FIGURE 29: RECOMM ENDED COMPETITIV.E LARGE LOT INDUSTRIAL INVENTORY 
50 -100 ACRES 100-200 ACRES 200+ ACRES TOTAL 

3 2 1 6 
Jurisdictions 3 2 1 

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 ;urisdictions wil l provide for choice to prospective 
industries or site selectors. 

Maintaining an appropriate short-term available lot supply that is readily developable is a key 
priority for the region, and strongly affirmed in the community vision. Projec ting the demand 
for indust rial land in this size range is inherently highly speculat ive, as it is a thinly traded and 
highly competitive sector. In other words, with fewer transactions and multiple areas 
competing for these transac tions, there is an unusually high degree o f unceriainty 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 con tributing to th is 
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 loca ted on the north end of Bend, but 
in frastructure challenges will make this choice problematic for at least the short-term. The next 
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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 industr ial user. What is 
important from an economic development perspective is maintaining a short-term 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. 

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

• I t should be noted that wh ile 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 critica l. 

• Land banking is a relatively common pattern in large lot industrial land use. Firms often 
seek sites that are well in excess of their immedia te 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 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. Industria l 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 sign ificant offsite impacts 
associated with their operations. These operaiional 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 Centra l Oregon, a degree of flexibility should be maintained. A property that 
would allow for a range of part ition,ng options for large lot industrial would be 
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considered to be highly desirable. As an example, a 400 acre site that can be subdivided 
ir,to 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 short-term inventory of site-s in the region wil l require regular 
replacement of sites as consumed, w ith modifications made to determinations of appropriate 
inventory based on available information and periodic reviews. The short-term available 
inventory is most critical in economic development efforts. 
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APPENDIX: Examples of Local Governments Proactively 

Planning for Industrial Development 
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INDUSTRY FOCUS: DATA CENTERS 

• 

Community: Quincy. Washington (Grant County) 
Population: 2000 5,044 I 2010: 6,7SO I %Change: T33.8% 
Number of 50+- acre Industrial sites absorbed 1990-2000: 0 
Number of SO+ acre industrial sites absorbed in past decade: S 
Number of 50+ acre industrial sites now available: 6 

Key Industry Site location Factors: 
• Prox1m1ty 10 large capacity. low cost power 
• Access to municipal water and sewer (large capacity) 
• Mission cr111cal telecom infras1ruaure (speed and capacrry) 
• Large acreage lnduscnal sites (with prox,m,ry to utthc,es) 
• 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 ,n 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 w ithin 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 pro1ects such as Microsoft's l.5 million square foot data center 
facrhty 

Today, there has been an 8 percenioge po,ni ,mprovemenr ,n rhe unemploymenr rore and s,x 
mo1or technology compon,es (Yahoo•, Micros:oft. Dell, Intuit, T-Mobile & Ask.com) have a 
presence 1n 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 tradeott, 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 l i ttle success. The data center industry has brought sustained economic act ivity 

tha t is benefittng most residents. 

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

• $2.9+ billion in facility construction ond IT infrastructure investment 
• 275 overage construction jobs since 2004 (peaks exceeding 600) 
• 200 full time direct hire posirions with technology companies 
• 250 full time contract employees for facility mointenonce (ongoing/ 

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

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 or demand for such development property. Nonetheless, the availability 
of this inventory was integral in the area att racting major new employment concentra tions. 

INDUSTRY FOCUS: H IGH TECHNotOGV 

Community: Hillsboro, Oregon (Washing ton County) 
Population: 2000: 70,187 I 2010: 91,611 J % Change: +30.5% 
Industry Target: High Technology 
Number of SO+ acre industrial sites absorbed 2000-2010: 6 
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 critica l 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. Utiliz ing a large and renewable resource 
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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 co 
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 na tional and in ternational high technology manufacturers to the 
Hillsboro area (TOK America. Tokai carbon, lattice Semiconductor, FEI Company, Sun 
Microsystems, Epson, etc.). 

Significant capital investments in in frastructure and physica l plant characterize these high 
technology companies. For these reasons, large, well-served industrial sites are required. 
Recen t 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 
facili ty in Hillsboro. The Komatsu site 1s approximately 93 acres total, and included 480,000 sf 
manufacturing and approximately 60 acres of excess land for a.dditional 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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HIiisboro ha.s conunued to plan for future industrial development of ,ts high technology cluster. 
The Ctty has strategically focused industnal development efforts in the northern section of the 
City and is supporting that decision through zoning, industrial infrastructure, and transportalion 
access. Despite having approximately 8SO addit ional bulldable acres within the City's North 
Industrial Area (Shute, Evergreen, and Helvetia Industrial Areas), the sites have been hampered 
by multiple ownersh,p patterns, wetlands and natural resource issues, and lack or 
in frastructure. 

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 lunding; 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 fo r investment by local utility suppliers In phases over the next 10 
years 10 accommodate development of these key industrial lands. 

While Hillsboro ,s one of the best positioned communi ties from an industrial land perspective, 
only two or three other options exist for large lot users In within cities in the grea1er 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. 

Community: Austin, TX (Austin County) 
Population: 2000: 656,562 I 2010: 790,390 I % Change: ~20.4% 
Number of SO+ acre indust rial si tes now available: 11 

Key Industry Site Location Factors: 
• Proximity co Jorge power copoc,ry at low cost 

• Access to municipal woter ond sewer (large copooty) 
• Lorge ocreoge industrial sites (with proxim,ty to utihties) 
• Proximity to technical, sc,enr,fic talent (existing cr,tlcol moss & higher educor,on) 

• Meaningful incentives, tax c/;moce 

Economic Outcomes 
Auston is considered to be a maior 11ational center for high technology development and 
manufacturing. Among its largest employers are Dell. Freescale Semiconductor, IBM, Apple, 
Advanced Micro Dev,ces, Silicon Labs. Hewlett-Packard, Google, AMO, Applied Materials. Cirrus 
Logic, Cisco Systems, eBay/PayPal, B,oware. Intel. Samsung, Silicon Laboratories. Oracle and 

OfSCHU'lfS COUNTY I ((HTTW. OR(GON I.ARGf LOT INOUSflllAL I.ANO NEED ANAI.YS•S PAGf 67 



Rackspace The prolrfera1,on or 1echnology companies has led to the region's nickname, "1he 

Silicon Hills•, and spurred de-.elopment that has greatly expanded 1he city. Auslin is also 
emerging as a hub for pharmaceuucal and biotechnology companies. aboul 85 companies 1n 
the bioscience industry are based in Austin . While the presence or some or the companies 
noted occurs in more intensive de.-elopmenls (lhigh rise buildings in a downtown loc-a11on). the 

majority of technology employers m the Ausun area have considerable space for thelr 
opera1ions. 

INDUSTRY FOCUS: WAREHOUSE & DISTRIBUTION 

Community : Hermiston, Oregon 

Population: 2000; 13,1541 2010.16,795 I %Change: +27.7% 
Number of SO+ acre indust.rial sites now available: 8 

Hermiston is a progressive, growrh-oriented urban center for an area based economically on 
distribution warehousing, agnculture, food processing, ut1lot1es and other light 
industry. Centra lly located. Hermiston has become a transportation center accessed by 
Interstate Highways 1-84 (east to west) and 1-82 (north and south) as well .n rail and rtver 
transportation systems. As well as large properties up to and including a 300 acre s,1e that 1s 
subd1vidable with railroad spur frontage. The City will work w ith developers ol 1nduslflal and 
commercial business that create job oppor1un1t1es for local citizens 10 assist w11h location or 
1nfras1ruc1ure to appropria1e sites. The Port or Umatilla has helped 1n 1he development of 
industrial parks in the area, and has recently attrac1ed a new Amazon facility on their nearby 

McNary property. 

Key Indust ry Site Location Factors: 

• 
• 
• 
• 
• 

Cleon wot er 

Economical power 
Transporranon access {Interstate and Columbia River) 
Advanced communicot1ons 
Room to grow 

Economic Outcomes 

The City or Herm1s1on strong locational attribules and readlly available Industrial land supply 
has supported growth in agncultura l processing, ulihties and d1Stflbut1on/warehous1ng. Ma1or 
employers include: 

• 
• 
• 
• 
• 
• 
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Wo/-Mort D1str,but1on Center - 8SO employees 
lamb Weston - 700 employees 
Hermiston Foods (NORPAC) 500 employees 

Marielle Homes - 450 employees 
Union Pac,f,c Roi/rood · {31 S employees) 
Good Shepherd Health Core System - (3S8 employees) 
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Community: Morrow County, Oregon 
Population: 2000: 10,995 I 2010· ll,175 I %Change. +1.6% 
Number of So+ acre industria l sites now availab le: 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 industroal parks, and offers assis tance with financial 
sen,ices. Connections to the local labor market are also provided The 
Port offers industrial building sites from l to 2,000 acres in slie as an 
economical alternative to metropolitan areas. 
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Key Indust ry Si te Location Factors: 
• Cleon wore, 
• 
• 
• 
• 

Economical power 
Tronsportoc,on access {lnrerscore and Columbia River) 
Advanced commvn,corions 
Room to grow 

Economic Outcomes 

Building on , ts reputat,on as a prominent food processing center, the Port is also home to fiber 
and seed processing 1ndustnes, lumber processing and transportation fac1l1ties Port tenants 
include: 

• Mc<iinn Brothers Trucking 
• Morrow Cold St0< age 
• Oev,n Oil 
• Oregon Hay Company 
• Oregon Potato 
• Pacific Rock Products 
• Portv,ew Ranches 
• R1vercrest Farms, Inc. 
• Tidewater Terminal Sentices 
• vanco 
• Walls Brothers Re-Pack Facility 
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Community: Reno, Nevada (Washoe County) 
Population: 2000: 180.480 I 2010: 225,221 I % Change: +24.8% 

The greater Reno, NV area has grown over the past two decades into a 
I significant regional distribution center for the West Coast. Its geographic 

location provides optimal service to a six to nine-state area, but most 
lJ strategically to Cali fornia - the most populous and largest state economy in 
' the United States. Warehouse and distribution is a major 1ndustry 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: 

PetSmart (990,000 sf) 
MEPT USA (700,000 sf) 
Kmart 

• JCPenney 
• 
• 
• 
• 
• 
• 
• 
• 
• 
• 
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Toys R Us (300,000 sf) 
Barnes & Noble (642,000) 
Husqvarna 
US Ordinance 
Patagonia (171,000 sf) 
w almart (890,000 sf) 
Urban Trends (clothing) - 430,000 sf 
Sherwin-Williams 
Starbucks (160,000 sf) 
Snap-on Tools (120,000 sf) 

,. 
• 

.• 
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Several of the large scale distribut ion centers have 
located in the Tahoe-Reno Industrial Center (TRIC), a 
110,000 acre industrial park is among the largest in 
the nation. Since 2000, TRI( has attracted 83 
companies and construction of nearly five million 
square feet of warehouse and industrial build ings. 
The park also markets that it has 900 megawatts of 
power available for companies. The development is 
well served w1th rail and highway access, but prior to 

• its conception, the rural area east of Reno had no 
'* his torical 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. 
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Community: Salt Lake City, Utah (Salt Lake County) 
Popula tion: 2000: 898,387 I 2010: .029,655 I % Change: •14.6% 

Key Industry Site Location Factors: 
• Strategic geographic loca tion for target metropolitan markets 
• Access to multip le interstate and rai l transportation systems 
• Availability of low cost. large acreage land 
• Meaningful incentives, tax cl imate 

The Salt Lake City, UT area is geographically positioned to serve an eleven-state area in the 
Western U.S. w ith one day truck service - making it a hub for the na tion'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 sta te; 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 t he stale. 

A long list of companies have large scale distribution operations in the greater Salt Lake City 
area, 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 equipmen1 
mfg. & distribution) - 300,000 sf facility 

• Lifet ime Products (sports equipment mfg. 
& distribution) • 2.6 million sf complex 

• Nestle USA (packaged fro2en foods) 

I 

• Merit Medical Systems (medical devices, supplies) 

.. 

• Nu Skin Enterprises (beauty products) - est. 400,000 sf warehouse 
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• 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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Deschutes County Community Development Department 
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