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NOTICE OF ADOPTED AMENDMENT

01/16/2013

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

FROM: Plan Amendment Program Specialist

SUBJECT: Deschutes County Plan Amendment
DLCD File Number 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
Noatification 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
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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 underiined and

deleted shown as sirikethrough.
REVIEW CRITERIA

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

The findings are_organized as follows:

s Section {1} - ORS 185.025

« Section {2) - Statewide Planning Goal 1, Citizen Involvement
e Section {3) - Other ORS

e Section {4) - OAR Division 8, Economic Development

¢ Section {5) - Other Statewide Planning Goals

« Section (B) - Deschutes County Comprehensive Plan

« Section {7) Deschutes County Comprehensive Plan Update
s Section {8) - Planning Commission Recommendation

Section (1), ORS 195.025

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

Finding: Deschules County, through its governing body, is exercising its statutory
coordinating authority to address an unmet regional need for large-iot industriai 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 speciically fulfiling
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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responsibifities of a regional entity, such as Central Oregon Intergovernmental Council
(COIC)." COIC serves as the Economic Development District representing Crook,
Deschutes and Jefferson counties as designated by the Economic Development
Administration.? Deschutes County is applying its coordination authority to cities as
well, for those willing to fulfill this regional employment need, consistent with Oregon’s
Statewide Planning Program. Deschutes County is now leading and encouraging the tri-
ccunty region to coordinate as a single entity promoling large-lot industrial employmentls
sites that best serve the region as a whole to create family wage jobs, region economic
diversification and place Central QOregon 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 apprepriate findings of compiiance against applicable state
statutes, statewide planning goals, and administrative rules.

* ORS 195.025: (2) For the purposes of carrying out ORS chapters 185, 186 and 197,
counties may voluntarly join together with adjacen! couniies as authorized in ORS
190.003 to 180.620,

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

Section (2) - Statewide Pianning Goa! 1, Citizen Invoivement

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

The citizen involvement program shall incorporate the following components:

1. Citizen involvement — To provide for widespread citizen involvement.

' COIC is a Council of Govemnments organized under ORS 190 by the three counlies and seven cilies of Central
Oregon. COIC is governed by & 15-member board made up of elecled officials appoirted by each of lhe member
?overnments and appointed representatives of key economic sectors.

Central Oregon Comprehensive Economic Development Strategy, Approved by the Central Cregor Community
Investmeni Board, Novemnbes 28, 2007, 5, One function of the Economic Development Dislrict is developing and
maintaining and updating the Comprehensive and Economic Development Stralegy (CEDS). The CEDS is the result
of a local planming effor, and serves as a guide for regional growth.
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2. Communication - To assure effective two-way communicahion.

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 avaifable in an
understandable form.

5. Feedback Mechanisms ~ To assure that cilizens will receive a response from policy-
makers.

Finding: Deschutes County has undertaken an extensive process to satisfy the
compenents of Goal 1. As demonstrated below, Deschutes Counly 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 lo receive answers about why local policy makers have chosen to adopt
the policies and actions inciuded in this comprehensive plan amendment.

Deschutes County received a Technical Assistance {TA) Granlt from the Department of
Land Conservation and Development in 2010 to evaluate Central Oregon's
opportunities, compelitiveness, and ability to recruit new and locally grown firms
requiring new large scale development models. Johnson-Reid LLC, was selected from a
pool of consultants to develop a REOA. The TA Grant enabled Deschutes County to
kick-off this project by convening an industrial land forum on June 28, 2010 in
Redmond. Representatives from Johnson-Reid LLC, Business Oregon, IronWolf
Community Rescurces, Economic Development for Central Oregon, and Deschutes
County spoke at the event. The purpose was {o engage business leaders and listen to
their perspective about farge-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, Depariment of Land
Conservation and Development, Department of State Lands, COIC, 1,000 Friends of
Oregon, Economic Development for Central Oregon, Central Oregon Association of
Reaitors 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 pian 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 REQA. After receiving all the testimony, including
Business Oregon and Economic Development for Central Oregen'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 Beard held two heanngs, cne on September 25, the other on October 31, In
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* Goal XVI: Ongoing regionat planning is in place to preserve and enhance
the region’s economic appeal and effect orderly economic development.

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

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

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

*  Support of industry ciusters.

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

As noted in the CEDS, new traded sector and investment is critical for building a
strong regional econormy. 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
regionai economy. Three objectives promote:

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

2. Faciltating 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 ali
industries that offer family-wage employment.*?

Local trends documenting large Iot 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 fots 50 acres and
greater. One firm was looking for a site in the 100 to 150 range, while

' See nate 2 abave (Central Gregon Comprehensive Economic Development Strategy), 4 and 17.
" bid,
? Ibid.. 14.
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process requirements to meet market demands if it wishes to capture the
considerable benefits of high value industrial development."’

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

Deschutes County chooses fo initiate a simiiar 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 portfelio and inventory that appeal to industrial site selectors. According to
the REOA and testimony by Business Oregon and Ecoriomic 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.*®

e [Does a compelilive portfolio of large-lot employment site create a strong and
thriving economy?

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

7 See note 5 above, (Johnson-Reid LLC, May 31, 2011, REOA), 2.
'® See note 12 above (Jeraid Johnson, Johnson-Reid LLC, Oclober 21, 2011), B. As outlined in the experience of lhe
areas summarized in Appendix B of the REQA, areas with less umgue site gualificalions must siress low barriers 10
entry.
" See nole 5 above, (Johnson-Reid LLC, May 31, 2011, REOA). 60-69. Hilisboro, OR, Austin, TX, FHermiston, OR,
;\gorrow Counly, OR, Renc, NV, and Salt Lake City, UT are also profiled.

Ibid_, 1.
2 Roges Lee, Economic Develoutnant of Central Oregon Technical Response lo 1,000 Frends of Orggon Objeclions
fo Central Oregon REQA and Deschules Counly Plan Amendrient, August 17, 2011, 2
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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 S0-acre plus acreage ranges in order to meet expected 20
year land supply needs.?’

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

s There is no evidence that large industrial lofs mean many jobs.

The county finds that its policy decision to promote a portfolio of large-lot
employment sites is not merely an empincal exercise relying on the experiences
of other regions or jurisdictions. The county further finds that regulations
governing land use planning do nol establish legal standards or thresholds by
which to judge the efficacy of public policy of economic development. Lacking
such standards, the county finds that evidence in the record supports the
decisicn 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

« Arg jobs from large-lot employers better than small lof emmployers?

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 regtonal approach enhances rather than detracts from employment
ocpportunities and quality of life in the region. The county is choosing targeted
basic industries with large-lot industnal 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

* See note 5 above (Johnson-Reid LLC, May 31, 2011, REQA), 46.
* See note 13 above {Jerald Johnson, Johnson-Reid LLC. Oclober 21, 2011), 5.
* See note 21 above {Roger Lee, August 17, 2011), 3.
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The Department of Land Conservation and Development does not believe these
steps are necessary.® Deschutes County finds that it is reasonable to conclude
that prospective industries identified in the RECA should not be narrowly or
individually reviewed against site characteristics. There is a common
misperception that an industry such as distribution, manufacturing or food
processing has a single consistent set of site requirements that make planning
easy. Another related source of confusion is the inconsistent use and
understanding of the term “site.” Sometimes it means a single tax lot and a singie
user. Sometimes it means a location where raw land is developed into an
industrial park that might inciude mulitiple retated or unrelated end users or even
a mix of use types.® According to the REQA, several factors contribute to lot-
size demanded by industrial users:

k.

Requirements for sethacks, 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 ciustering industrial users into large master-
planned business parks.*

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

As noted by Johnson-Reid LLC, the long-term needs number is inciusive of the
short term needs figure."’ Deschutes County finds that the REOA provides
reasonable information and analysis pointing to an unmet land need for large-iot
employment sites, currently not part of regional economic development efforts.*?
Deschutes County, by exercising its statulory coordination authority, is ¢hoosing
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

B Karen Swirsky and Tom Hogue, Departmen{ of Land Conservalion and Development Oclober 18,2071 Lefler, 2.

3%
Il

“© See note 5 above {Johnson-Reid LLC, May 31, 2011, REQA), 3.
! See note 13 above {Jerald Johnson, Jonnson-Reid LLC. October 21, 2011), 9.
:i See note 5 above {Jonnson-Reid LLC, May 31, 2011, RECA}, 5.

Ibid., 45-47.
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period ** Therefore, in this case, a total of seventeen sites represent the twenty
year regional land supply of large-lol employment sites.*°

The county finds that a twenty year land supply from an econcmic development
standpoint is inconsequential. Business Oregon recognizes that Central Oregon’s
first priority should be establishing a readily available inventory of six large sites
in at least three separate jurisdictions.*® Economic development professionals
such as Business Oregon advise the county to emphasize a short-term supply
with mechanisms to insure consistent replenishment because of the uncertainty
of trying to forecast long-term needs in a period of rapidly changing conditions.
Johnson-Reid LLC, concurs. Recognizing the inherent uncertainty in producing a
20-year forecast, the REOA recommends that the County focus on maintaining a
readily developable short-ferm 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 pericd has limited immediate impact on economic development
prospects, although it can be useful in anticipating likely areas for replacement of
inventory if consumed.*’

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

* The unmet short-term need for large-lot industrial sites in Central Oregon is an
additional compgonent 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 & 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/deveiopable in 6 months)
sites wouid consist of a major, centrally located iarge-scale development
property near the region's geographic and workforce center, and where key
infrastruciure is in place and has excess capacity, either the north end of
Bend or the southern end of Redmond, east of Highway §7.%

™ See DAR 650-009-0025(2). hilp:#farcweb sos.stale or us/pagesfiuies/oars 600/car 660/660 003.hirnt

5 See nole 5 above {Johngon-Reid LLC, May 31, 2011, REQA), 46.

*® Michael J Williams, Business Oregon Lefter, May 19, 2011, RECA, Appendix C, 3.

7 See note 13 above (Jerald Johnscn, Johnson-Reid LLC, Oclober 21, 2011), 2.

® See note 5 above {Johnson-Reid LLC, May 31, 2011, REQA), 47, In the professional opinion of lhe economic
development professionals contibuting to this analysis, a comopelilive portfolio of industrial sites would include a
collection of {arge industrial parcels in some selected communities, and a major, centrally localed large-scale
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The county finds that that the REOA provides a reasonable and sufficient factual
and analytical basis for the Board to conclude in this legislative action that
requirements of Statewide Planning Goal 9 are met. Both Goal @ 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 Qregon’s
economy and the opportunities for the region {o compete for large-iot employers
in the data center, high technology and warehouse and distribution industries.®
Deschutes County is proposing the following policies that identify the specific
economic development opportunities being pursued:

* Deschutes County supports a muiti-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 regicn, 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 shoukd 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 {o 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 locationali criterion for
firms.

Short term supply is a readily availabie inventory of 6 large sites in al least
three separate jurisdictions that provide for an adequate supply of sites to
prospective industries or site selectors. Two of the & 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.°'

5 See note 5 above {Johnson-Reid LLC, May 31, 2011, REQA)Y, 7-11; 21-29, 30-34.
S See note 48 above {Johnson-Reid LLC, iay 31, 2011, REQAY, 47 .
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The OED forecast included in the REOA is assumed to be conlextual 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.sa

Johnson-Reid LLC, found that traditional approaches to project employment land
needs evaluate the land market in a simpie algebraic relationship, converting
projected employment growth into associated space and land needs necessary
to accommeodate that growth. Our approach in the Central Oregon REOA was to
look at the potential for the region to compete for firmns making locations
decisions that are exogenous to the employment trends in traditional forecasts.
These are typically national or intermmational 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. [f 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 transiate 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 portfolic of large industrial siles
enhances economic development prospects in Central Oregon. The growth
targeted by this supply is exogenous to the underlying employment forecasts of
the region, and if not accommodated would not be expected to be realized. This
is prospective or potential growth, and not growth inherent to the underlying
trends in the region.®*

As discussed above, there are a substantial number of large firms reguiarly
seeking sites that are not currently available within the region, precluding
economic development organizations such as Business Oregon and Economic
Development for Central Oregon from marketing the area to these prospects.®
Traditional formulaic approaches to Goal 8, 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 o 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 Iin the coming years.
Through 2017, the OEA forecasts 223,000 new jobs in the Oregon economy.

5 bid.. .
* Ibid.. 2.
% See note 5 above {Johnsan-Red LLC. May 31, 2011, REOA), 5.
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Finding: See Section 1, page 1.

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

Finding: See Section 1, page 2.

* ORS 197.712: (1) In addition o the findings and policies sel forth in ORS 197.005,
197.010 and 215.243, the Legisiative Assembly finds and declares that, in carrying oul
statewide comprehensive land use planning, the provision of adequate opportunities for
a vanely of economic aclivities throughout the state is vital to the health, welfare and
prospenty of all the people of the stafe.

(2} By the adoption of new goals or rules, or the application, interpretation or
amendment of exisling goals or rules, the lLand Conservation and Development
Commission shall implement all of the following:

{a) Comprehensive plans shall include an analysis of the community’s econormic
paltems, potentialities, strengths and deficiencies as they relate lo state and national
trends.

Finding: Deschutes County is proposing comprehensive plan amendments to comply
with the requirement to include an analysis of Central Oregon strengths and
weaknesses by adopting a REOA and several regional economic development policies
that recognize Central Oregon’s potential for establishing and maintaining large-lot
industrial sites as it relates to state and national trends. The REOA identifies the
strengths and challenges of the Central Oregon economy and concludes that the
competitive characteristics of Central Oregen can be strengthened through taking a
regional approach to large-lot industrial siting.®® Even though scme individual
jurisdictions in the region are toc 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 {0 increase its
perceived scale and competitiveness in the global marketplace.

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

Finding: Deschules County is exerting its statulory coordination authority by
collaborating with the citlies of Bend, La Pine, Redmond, and Sisters, as well as
Jefferson and Crook counties to respond 1o a specific employment need identified in a
REOQA 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

5 |big., 25: 31-34.
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*ORS 197.712: (2)(d) Comprehensive pians and land use regulations shall provide for
compatlible uses on or near sites zoned for specific industrial and commercial uses.

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

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

*ORS 197.712: (2) (g) Local govemments 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 agriculfural
and forest land base; and

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

Finding: Deschutes County is exerting its statutory coordination authority to encourage
cities to address an unmet large-iot industrial land need by adopting a REOA and
several regional industrial fand 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 te UGBs will occur when participating cities implement OAR 860 Division 9 and
Division 24. Deschutes County complies with ORS 197.712(2)(g) by adopting the
following policies:

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

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

Participating cities, when examining candidate sites, shail 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 EQA.

Section (4) - OAR Division 9, Economic Development

* OAR 660-008-0010 - Application

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

Finding: Deschutes County is fulfiliing its statutory coordination responsibitities 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 Cregon. As noted above, Deschutes
County is adopting Crdinance 2011-017, which inciudes a RECA and several regional
industnal land policies to comply with OAR 660-0090-0010.

* OAR 660-008-0010: {2) Comprehensive plans and land use regulfations must be
reviewed and amended as necessary {o comply with this division as amended at the
time of each perfodic review of the plan pursuant to ORS 197.712(3). Jurisdictions that
have received a penodic review riotice from the Department {pursuant to OAR 660-025-
0050) prior fo the effective date of amendments to this division must comply with such
amendments at their next penodic 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)
exempling counties from periodic review, excluding portions of its population within the
UGB of a city.

* OAR 660-008-0010: (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 nol presently provided for in the plan) based on a review of new
information about national, state, regional, county and local frends; and

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

Finding: Existing economic development pians do not address a specific fand need for
large-iot industrial sites. Deschutes County is amending its comprehensive plan under
its regional coordination responsibilities (ORS 195.025) to address global competition
factors for targe-lot industrial sites. For a region to be attractive enough to motivate
industrial site selectors to visit, investigate and recommend the region, it must offer a
diversity of large-lot industrial sites {that are either served or serviceable) along with ail
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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,
utiity services and transportation, and quality of life. Industries know that to attract and
keep valuabie employees, they need to locale 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 indusirial sites in order for site selectors representing potential industrial
recruitment opportunities to consider the region. One or two sites in one or two
jurisdictions will not be adequate to generate regional interest or a visit according to
industrial recruitment specialists from the Business Oregon. Deschutes County is
choosing to pursue a regional approach to esfablish a competitive supply of sites
particularly designed lo 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 Cregon communities, which often rely solely upon recent local trends to
establish forecasts.

* QAR 660-009-0010: (4) For a post-acknowiedgement 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 o 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 opportunifies analysis and the paris of its acknowledged comprehensive plan
which address the requirements of this division; or

{b) Amend its comprehensive pian fo incorporate the proposed amendment, consistent
with the requirements of this division; or

(c) Adopt a combinalion 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 Jands when examining if the shor-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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the assessment of communily economic development potential pursuant to section (4)
of this rule.

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

Communities, regions and states that focus primarily or exclusively on outdated
governance paradigms are il suited for keeping up with fast paced global
economic and industrial marketpiace 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
farge enough to build-in future expansion capacity. Government must adapt and
align its reguiatory 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 siles
determine the type of land supply producl they will consider. For an individual
vacant industnal site to be competitive, it must be large encugh to offer future
expansion on-site. It must be proximate to other compeltitive sites and governed
by a reguiatcry structure that is responsive to the needs of industry.

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

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

» Expedited site development with certainty and minimal time delay,

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

« Availability of a high quality work force and training programs.’

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

" See note 5 abave (Johnsan-Reid LLC, May 31, 2011, REQA), 7, 13. 18.
™ 1bid.. 1,2.6
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According to Business Qregon, Central Oregon experienced four active
recruitments in the past six months looking at industrial lois 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 fimm
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
(?:san be furnished because of nondisclosure agreements that are in place.

x

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

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

" Michael Williams, Qregon 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 Prinevilie.”®

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

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

7 Gee nole 13 above {Jeraid Johnson, Johnson-Reid LLC. October 21, 2011), 5

7€ See nole 14 above {Lee Smith. Oclober 27, 2011).

;; See nole 15 above {Oral Testimony, Board of County Commissioners pubilc hearing, October 31, 2011,
Ibid.
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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 plarning system
requires that Deschutes County and (given its regional empbhasis} 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 shori-term specialized employment land need. Deschutes County is
specificaily fulfilling its regional coordination responsibilities by formalizing, through
policies, a regional governance and land use planning framework that describe the roles
and responsibilities of a regional entity, such as COIC. Deschutes County is applying its
coordination authority to cities as well, for those willing to fulfill this regional employment
need, consistent with Oregon's Statewide Planning Program. Deschutes County
nonetheless recognizes the importance of addressing OAR 660-009-0015(3) and the
requirement of an inventory. It is complying with the requirement that specifies city and
counties to inventory industnal and other employment lands by adopting the foliowing
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 reguirements 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 lo the particulars of
the site.

When a city invesligates and concludes that a potential gualifying 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 repiace 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 empioyment
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 REQA.
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Oregon's kit plane manufacturers also provide over 70 percent of all of the kit
planes sold within the U.S. each year to global customers.

Software - Oregon is home to more than 1,500 software companies, and is
particularly strong in the areas of. electronic design automation, financial
solutions, open source, educational and training software, embedded software
and heaithcare 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 capitai challenges to further development of the Software/iT cluster.

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

Data Centers - Data centers are an emerging economic development engine in
Oregon bringing significant capital investment to regional communities. The
Central Oregon region offers key critical components in the recruitment of data
center projects, specifically affordable electric power, municipal water and sewer
capacity, robust teilecom infrastructure, ability to attract technical taient 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 Prinevifle,

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

Higher Educafion - Central Oregon is just beginning the process of establishing
planning efforts in the establishment of a higher education faciiity in the region.
Local policy market and economic development professionals reafize the broader
importance of higher education on workforce qualily, culture, and business
development. Higher education facilities are typically campus style development
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* The Central Oregon region, comprsed 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 fo increase its
perceived scale in the market.

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

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

* A large-lot industrial site is 80 acres or larger with specific site attnibutes and
amenities.

* The short term supply of € 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! lo Provide a Compelitive Short-Term Supply.
Cities and counties within a Metropolitan Planning Organization must adopt a policy
stating that a competitive short-term supply of Jand as a communily economic
development objective for the industrial and other employment uses selected through
the economic opportunities analysis pursuant (o QAR 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 € sites is a community development objective of
Central Oregon for establishing large-lot industrial uses.

* DAR 660-009-0020: (1)(c) Commitment to Provide Adequate Sites and Facilities. The
plan must include policies committing the cily or county lo designate an adequate
number of sites of suifable sizes, lypes and localions. The plan must also include
policies, through public facilities planning and transportation system planning, (o provide
necessary public facilities and transportation facifities 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 660-003-0020(1)(c). As
noted above, Deschutes County must first provide the legal foundation to encourage
Bend, La Pine, Redmond, and Sislers to address a short-term specialized employment
land need. Deschutes County is specificaily fulfilling its regional coordination
responsibilities by formalizing, through policies, a regional governance and land use
planning framework that describe the roles and responsibilities of a regional entity, such
as COIC. Deschutes County is applying its coordination authority to cities as well, for
those willing to fulfill this regional employment need, consistent with Oregon’s Statewide
Planning Program.

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

OAR 660-009-002C(1)(c) admiltedly does not fit neatly with a regional approach to
farge-lot industrial siting. Deschutes County nonetheless recognizes the importance of
addressing this administrative rule to assure cities comply with it. The commitment to
establish and maintain a supply of Jarge-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 appropriale
available large-lot indusirial land supply that is readily developabie in Central
Oregon.

*  The supply of up to 6 siles, located in existing or amended Urban Growth
Boundaries (UGBs), addresses the short-term large-iot industnal 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 1o make city sites
attractive to businesses willing to invest in high job density and industrial
activity.

Cities in Deschutes Counly 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
designale 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 focal
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 af full buid out within the
planning period by applying the REOA analysis and plan to the particulars of
the site.

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

* OAR 660-009-0020: (2) Plans for cities and counties within a Metropolitan Planning
Organization or that adopt policies relating to the shori-term supply of land, must inciude
delailed strategies for prepanng lhe tolal land supply for development and for replacing
the short-term supply of land as it is developed. These policies must describe dales,
events or both, that tngger local review of the short-term supply of land.

Finding: According to the REOA, large-lot employment sites are an unmet land need,
currently not part of regional economic development efforts. Deschutes County, by
exercising its statutory coordination authority, is choosing 1o 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. OQregon's
prescriptive land use planning system nonetheless requires that Deschutes County and
(given its regional emphasis) Ceniral 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-lol 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
replenishmenl. Viewed from this perspective, the long-term (20 year) supply’s vaiue is in
identifying siles 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 Qregon 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 avaitable/developable in 6 months)
sites would consist of a major, centrally located iarge-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 & siles, 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 (totai) 20-year regional land supply of this
special industrial land classification.

Replenishing the short term inventory shali be initiated when large ot
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 suppiy 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 (MQUs) 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 REQA to atiract large-lot
industrial recruiters.

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

¢. 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 wilt be the responsibility of the
counties (ORS 185.025) 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 stale agencies {o
continually support a regional economic development replenishment strategy.

The policies above recognize that projecling 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 1o replace supply in a timely manner when needed.

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

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

(5) Cities and counties are strongly encouraged lo adop! plan policies that include
brownfield redevelopment strategies for retaining land in industnal use and for qualifying
them as pari of the local short-term supply of land.

(6) Cities and counties are strongly encouraged to adopt plan policies pertaining to
pnme industnal land pursuant to QAR 660-009-0025(8).

(7) Cities and countlies 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 1o address them.

* OAR 660-009-0025 - Designation of Lands for Industrial and Qther Employment
Uses

Cities and counlies must adopl measures adequale to implement policies adopled
pursuant lo OAR 660-009-0020. Appropriate implementing measures include
amendments to plan and zone map designations, land use regulations, public facility
plans, and lransportation system plans.

(1) Identification of Needed Sites. The plan must identify the approximate number,
acreage and site charactenstics of sites needed to accommodate industrial and other
employment uses to implement plan policies. Plans do not need lo provide a different
type of site for each indusirial or other employment use. Compalible uses with simiar
site characleristics may be combined into brocad site categories. Several broad site
categories will provide for industnal and other employmen! uses hkely to occur in most
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planning areas. Cilies 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 weil 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 ifong term need to accommodate
large-lot industrial sites. Regulations and comprehensive plan policies that provide an
adequate supply of sites of suitable sizes, types, iocations and service levels for
industrial uses will occur when cities conduct their alternative [and 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 880 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 RECA 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 8 large sites in at least
three separate jurisdictions that provide for an adeqguate 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 Atleast one of the 6 short term (readily available/developable in 8 months)
sites would consist of a maijor, 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 87.

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

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

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

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

*  When a cily investigates and concludes that a potential qualifying large-lot
industnal 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 [fulure] 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
empioyers demonstrate a commitment to short term sites by completing land
use entitlements and executing site-development penmits, 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 charactenstics specified in the REQA, only a total of six
vacant and developable sites shall ever be made available at one time.

* OAR 660-009-0025: (2) Tofal Land Supply. Plans must designale serviceable fand
suitable lo 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 equaf the
total projecled 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 fand supply from an economic
development standpoint is inconsequential. Business Oregont recognizes that Central
Oregon’s first priority should be establishing a readily available and developabie
inventory of six large sites In at least three separate jurisdictions. Econoric
development, viewed outside the context of Oregon’s land use planning system would

PAGE 48 OF 62 - EXRIBIT "D TO ORDINANCE 2011-017



focus entirely on a short-term supply with mechanisms t{o 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-temm 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) tota! 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 pian policies under their statutory coordinating
authonity 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.

* DAR 660-009-0025: (3) Short-Termm Supply of Land. Plans for cities and counties
within a Metropolitan Planning Organization or cities and counties that adopt policies
relaling o the short-term supply of land must designate suifable land to respond to
economic development opportunities as they anse. 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-tot industrial sites. Deschutes County satisfies this oar 660-0090-
0025(3) by adopting the foliowing draft poiicies:

* 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 iand 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 cone site would he 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 entitiements and executing site-development permits, inciuding building
permits, subject to the foilowing replenishment mechanism:

PAGE 49 OF 62 - EXHIBIT "D" TO ORDINANCE 2011-017



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

The notion of replenishment is always to maintain an adeguate short-term supply
of sites. It can be triggered when a site is committed to development. Deschules
County is choosing to define a large-iot employer's commitment to a site when it
completes the land use entilement process and execules site developmen!
permits {ex. grading), inciuding building permits.

* OAR 660-009-0025: (3)(a) Except as provided for in subsections (b) and (c), cities and
counties subject to this seclion 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) Affecled cities and counlies that are unable to achieve the large! in subsection (a)
above may set an altermalive targel based on their economic oppontunities analysis.

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

Finding: OAR 660-009-025(3)(a) requires cities and counties to provide at least 25
percent of the total land supply within the UGB designated for industnal and other
employment uses as short-term supply. Deschutes County, by exercising its statutory
coordination authority, is encouraging Bend, La Pine, Redmond, and Sisters to address
a short-term specialized employment land need of six industrial sites, 50 acres or larger
in three different jurisdictions. Seventeen sites, which include the 6 short term sites,
represent the currently projected (total) 20-year regional land supply of this specialized
industrial land classification. The short-term inventory therefore represents 35% of the
total supply. As noted earlier, Deschutes County is specifically fulfilling its regional
coordination responsibilities by formalizing, through policies, a regional governance and
land use planning framework that describe the roles and responsibilities of a regional
enlity, such as COIC. Deschutes County 1s applying its coordination authority to cities
as well, for those willing to fulfill 1his regional employment need, consistent with
Oregon's Statewide Planning Program

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

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

* Replenishing the short term inventory shall be initiated when large lot
employers demonstrate a commitment to short term sites by completing land
use entitiements 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 REQOA, 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 fo 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) lo (c) of this section at the time of periodic
review. Requirements of this rule apply only fo city and county decisions made at the
time of periodic review.

Finding: Deschutes County started its periodic review in 1888 and completed it on
January 23, 2003. In 2003, the Oregon Legislature amended QRS 187.629(3)
exempting counties from periodic review, excluding portions of its popufation within the
urban growth boundary (UGB) of a city.

* OAR 660-009-0025: (5) Institutional Uses. Cities and counties are not required to
designate inslitutional uses on privalely 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-tot industrial sites in Central Oregon.

* OAR 660-009-0025: (6) Compatibility. Cities and counties are strongly encouraged to
manage encroachment and infrusion of uses incompalible with industnial and other
employment uses. Strategies for managing encroachment and infrusion of incompatible
uses include, but are not limited to, fransition areas around uses having negative
impacts on surrounding areas, design criteria, distnct designation, and limiting non-
essenlial 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-iot industrial
overlay zone that establishes and maintains the region's large-iot industriai
site inventory and manages usage of such lands.
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industrial employments sites that best serve the region as a whole {c create family wage
jobs, region economic diversification and place Central Oregon on the map for regional,
national and international industrial recruitment.

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

i

The Central Qregon 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 industnal 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 qualiity 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 aitraction of a large industrial user that is recognized as an
exogenous impact to these projections.

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

Competing as a cohesive region allows Central Oregon to market a larger
avaifable 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 singie
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 lo be 100 to
200 acres and one site would be 200+ acres.

At least one of the 6 short term (readily available/developable in 6 months)
sites would consist of a major, centrally located large-scale development
property near the region's geographic and workforce center, and where key
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policies intc its Comprehensive Plan. No develcpment 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.

Goat 9 specifies that Comprehensive Plans for urban areas shall;

1. Include an analysis of the community's economic pattems, 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 conceming 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 suifable 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 fo
those which are compalible with proposed uses

Finding: This requirement has already been addressed. See the findings addressing
ORS 187.712(2)(d) above on page 27,

Goal 9 Planning Guidelines specify:

1. A principal determinant in planning for major indusinal and commercial
developmenis should be the comparative advantage of the region within which
the developments would be located. Comparalive advantage industries are those
economic activities which represent the most efficient use of resources, relalive
o 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 accouni the availability of the
necessary natural resources to suppor the expanded industrial development and
associated populations. The plan should also take into account the social,
environmental, energy, and economic impacts upon the resident populfation.

Finding: Deschutes County is fulfiling 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 aiternative 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 lype and level of public facilities and services
appropnate to support the degree of economic development being proposed.

Finding: This requirement has already been addressed. See the findings addressing
OAR 660-0039-0020(1)(c) above on page 43.

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

Finding: Deschutes County is choosing targeted hasic industries with iarge-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 relalive wage rates coupled with housing affordability
concerns ¢an limit the region’s ability to attract a high qualily workforce to the region.
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The REOA does not diminish the importance of small, start-up hrms. 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 smail) 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 direcled toward diversification and improvement of the economy of the
planning area should consider as a major determinani, the carrying capacity of the
air, land and water resources of the pianning area. The land conservation and
development actions provided for by such plans should not exceed the camying
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 idenfification and development of regional large-lot
industrial sites. This will be achieved through individual jurisdictions applying their
Comprehensive Plan policies and development code regulations/standards to
evaluate and regulate large-lot development proposals and through application of
development regulations and guidance found in the (required to be adopted) large-
Jot industrial overlay zone.

Deschutes County is fulfilling its coordination responsibilities by collaborating with
the cities of Bend, La Pine, Redmond, and Sisters, as well as Jefferson and Crook
Counties by responding to a specific empioyment need identified in a REQOA for
large-lot industrial sites in Central Oregon. Participating cities will need to address
this guideline, which is also cited in Goal 6, when they conduct their alternative land
and public facilities analyses and inventory of employment lands when examining if
the short-term regional need can be met inside their respective UGBs.

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

s 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, i1s not applicable because the County is adopting a
technical document and several regional coordination and large-lot industrial land
policies into its Comprehensive Plan. No development or land use changes are
being proposed that impact local or state transportation facilities.
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« Goal 13, Energy Conservation, is not applicable because the County is adopting a
technical document and several regional coordination and large-lot tndustrial 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 parl of regional economic
development efforls, 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 allernative land and public facilities
analyses and inventones 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 2 UGB, including conducting a local
inventory to determine whether a local deficit exists.

* Participating cities, when examining candidate sites, shall conduct their
alternalive land and public facililies 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 EQA.

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

Section (6) - Deschutes County Comprehensive Plan
* Urbanjzation Chapter

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

* Economy Chapter

Finding: This plan amendment is consistent with the Comprehensive Plan, DCC 23.52,
Economy Goals and Policies as shown in Ordinance 2011-017, Exhibit B. These
findings demonstrate that there is a deficiency of large-lot industrial sites in Central
Oregon. Providing for this specialized land need will diversify and improve the economy
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Chapter 23.01. 010 COMPREHENSIVE PLAN

23.01.010. latroduction.

A. The Deschutes County Comprehensive Plan, adopted by the Board in Ordinance 201 1-003
and found on the Deschutes County Communily Development Department website, is
incorporated by reference herein.

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

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

(Ord. 2011-017 §5, 204 |; Ord. 2011-027 §1 threugh 12, 2011; Ord.2011-003 §3, 201 1)
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November 17, 2010

Nick Lelack, AICP

Planning Director

Deschutes County Community Revelopment Department
117 NW Lafayette

Bend, OR 97701

Dear Mr. Lelack:

As a professional who works with all jurisdictions in the state of Cregop promoting business investment,
I can’t speak enough about the need for industrial land, especially thase that are large lot and ready to
develop. Onceindustry makes a decision on a location, they tend to move very quickly and taking tirne
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 Facebock project, we started in January of 2008 and
anrcunced in Decernber 2009. It took less than one year tn get through the siting process, which is an
incredibly short time.

Recently, | was with a site selection consultant looking for 65 acre parcels in Oregon for a distribution
center and we were visiting a city of approximately 10,000 people. [ asked him, since he travels all over
the US sitirg projects, what amount of industrial fand should be available and ready to goin a city of
that size....his response was that for a city of 10,000 peaple they should have at a minimum 350 acres of
ready to go industrial land. Currently that city had approximately 150 acres available. Many of ocur
communities in Qregon 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 S0 acres up to 100 acres with the opportunity to divide parcels to
meet company needs.

We at Business Oregon wanrt to make industrial land project ready....we want to bring our communities
up to a ‘evel of knowledge abourt their properties so that there are no surprises. That is why our land
readiness and site certification programs are impaortant. Cormpanies and site selection professionals
expect this levei of readiness as a standard.

Regarding Central Oregon, | find it a challenge to get prospects to look beyond interstate road systems,
even though Highwoy 97 has becomne 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 farge industrial parcels. Having a
sufficient invertory wilt put Central Qregon on the same psaying field of ather communities even with



the trznsportation challenges. They need a variety of alternative sized sites as well as having afl their
industrial properties ready to go.

When you loak 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 grder 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 {lefferson, Crook & Deschutes) should have sufficient inventory
to keep the people working in the region rather than see them move to other locations to find jobs.

| support all the efforts underway to increase the industrial land inventary in Central Oregon and am
more than happy to answer any guestions. 1can be reached at 503-551-0997.

Warm regards,

A, Mites, CEcD
National Recruitment Officer
Business Oregan

C. Larry Federson, iron Wolf Community Resources





































































































































































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.” 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 staled in ORS 197.175, each
countly, through its governing body, shall be responsible for coordinating all planning
activities affecting land uses within the counly. including planning activities of the
county, cilies, special districls and stale agencies, (o assure an integrated
comprehensive plan for the entire area of the county.

Finding. See Section 1, page 3.

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

Finding: See Section 1, page 4.

* ORS 197.712 (1) In addition to the findings and policies set forth it ORS 187,005,
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 fo the health, welfare and
prosperily 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 Conservalion and Development
Commission shall implement all of the following:

fa) Comprehensive plans shall include an analysis of the communily’s economic
patterns, potentialities, strengths and deficiencies as they refate to state and national
frends.

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.? The Analysis identifies the strengths and challenges of the

7 Crook Jefferson ang Deschutes counties, 1 000 Friends. Cilies of Redmond, Bend La Pine, and Madras. COIC.
EDCO, a~d a Civzer Involvement Adwisory Comm Hee member panicipaled on the rules advisory commiliee.
See note 3 above
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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 Centra
Oregon.™

Through the CEDS planning process, past regional needs and issues processes, the
2007 infrastructure needs inventery, 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
preducts, aerospace production and parts, targeted sectors including
apparel and sporting goods, aerospace including information technology,
renewable energy, light industrial and manufacturing, and research and
development.'®

As noted in the CEDS, new traded sector and investment 1s 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. Facilitatng new |ob 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 fraded-sector companies across all
industries that offer family-wage employment.'®

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

*

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

" Sea note 5 above {Centraf Oregon Coniprehensive Ecgronvic Development Sirategy). 4 and 17
’: Ibid.
" )bid. 14

PAGE 7 OF 21 - EXHIBIT "D" TO ORDINANCE 2013-002









lot industrial tand 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 adopled 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,
streetls and roads, schools, parks and open space over the 20-year planning period
consisten! with the land need requirements of Goal 14 and this rule. The 20-year need
determinations are estimales which, although based on the best available informalion
and melhodologies, shouid nol he held to an unreasonably high level of precision. A
focal 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.

(8) Except for a melropolitan service district descrihed in ORS 197.015(13), the
determination of 20-year employment fand need for an urban area must comply with
applicahle requiremenls of Goal 9 and OAR chapler 660, division 8, 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 he hased on an
estimate of joh growth over the planning period,; focal governmen! must provide a
reasonable justification for the job growth estimale but Goal 14 does not require that job
growth estimales necessarily be proportional to population growth. A local government
in Crook, Deschutes and Jefferson Counties may determine the need for Regional
Large-Lol 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 into its comprehensive plan that documents the short-term need
for regional large-lot industrial land. As demonstrated in the Analysis and summarized in
the tabie below, Deschutes County, by exercising its statutory coordination authornity,
has chosen to compete for large-lot industrial employers by creating a dynamic and
competitive short-term large-lot industrial land suppiy 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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to development in accordance with the new rules, it may be replentshed for a total of
nine sites.

* OAR 660-024-0045 (5) If a participating city adopis the analysis, il is deemed (o
provide an adequate faclual basis for the determination of regional large lot employment
land need for thal cily provided:

{a} The cily and other paricipaling focal governmems have entered inlo an
intergovernmental agreement! with the COIC, and

{b} The analysis is adopled by Crook. Deschutes and Jefferson counties.
Finding: Deschutes County, through Crdinance 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 cily prior lo the adoption of the analysis.

Finding. CAR 660-024-0045(6) allows participating citres, after they enter into the IGA
with their respective counties to rely on the Analysis without having to amend their tocal
EQCAs,

* OAR 660-024-0045 (7) The imtergovernmental agreement shall describe the process
by which the COIC shall coordinate with participating local governments in:

(a} The determination of a qualifying site thal a participaling city may designate in order
to salisfy the regional targe lot industrial land need, and

(b} The allocation of the gualifying sites among the participating cities in accordance
with section (4) of this rule.

Finding COIC s presently coordinating with participating focal government to satisfy
this rule.

* OAR 660-024-0045 (8) A participaling city may amend its camprehensive plan and
fand use regulations, including urban growth boundaries (UGB), in order lo designale a
site in accordance wilh the requirements of this rule, other applicable laws and lhe
intergovernmental agreement, as follows:

{a} A participating city must show whelher a suitable and available site is located within
s existing UGB. If a participaling city determines that a suilable site already exists
within the city’s urban growth boundary, that site musl be designaled lo meel lhe
regional industial land need. Cities shall not be required (o evailuale lands within their
UGB designated to mee! iocal induslrial land needs.

(b) if a site i1s no! designated per subsection (a), then a participating city may evaluate
land outside the UGB to determine if any suitable siles exist. If candidate siles are
found, the cily may amend its UGB in accordance with Goal 14, other applicable faws
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
applicabte at this time since no site is being officially designated.

* OAR 660-024-0045 (9) A parficipaling cily that designales a site shall apply a regional
large-lot industrial zone or overfay zone 1o the site in order lo prolect and maintain the
site for regional large lot purposes. The zone or overfay 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 cily’s
comprehensive plan lo meet regional large fol industrial land needs;

(b) Prohibil division or separalion of lots or parcels within the sile to new lofs or parcels
less than the minimum size of the site need until the site is developed with a primary
traded sectlor use requiring a large lot; and

(c) Limit allowed uses on the sile lo the traded seclor uses, except as provided in
section (10) of this rule.

Finding: OAR 660-024-0045(9) requires a regional large-lot industrial zone or overlay
zone to inciude certain provisions noted above when a site is destgnated under this rule.
It 1s not applicable at this time since no site is being officially designated.

* OAR 660-024-0045 (10) The zone or overiay zone estabfished under section (3) may
allow:

(a) Subordinale indusinal uses lhal rely upon and support the primary traded seclor use
when a sile is occupied by a primary lraded seclor use, and

(h) Non-industrial uses serving primarily the needs of employees of industrial tises
developed on the site provided the zone includes measures that limit the lype, size and
focation 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. Itis not applicable at this time since no site is being officially designated.

* OAR 660-024-0045 (11) If a participaling city adds a site to ils plan pursuant to this
rufe, it must consider the site in any subsequen! urban growth boundary evalualion
conducled to delermine 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 regional 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 this rule.

* QAR 660-024-0045 (12) A site may be considered developed or commilted o
industrial development if a farge-lol traded sector user demonsirates a commitment! lo
develop the sile by obtaining land use approvals such as site plan review or condilional
use permits, and

{a) Oblaining building permils; or

PAGE 15 OF 21 - EXHIBIT "D" TO ORDINANCE 2013-002






» Goal 6, Air, Water and Land Resources Quality, is not applicable because the
County is adopting a technical document and several regional coordination and
large-lot industrial land policies into its Comprehensive Plan. No deveiopment 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 Jand
policies into its Comprehensive Plan. No development or land use changes are
being proposed on recreational resources.

» Goal 9, Economic Development, s 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
Centrat Oregon. This document concludes that Central Cregon currently serves as
an integrated economic unit.

Goal 9 specifies that Comprehensive Plans for urban areas shail:
1. Include an analysis of the community's economic pafterns, polentialities,
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 ithe
community,

Finding: This requirement has already been addressed. See the findings addressing
QRS 197.712(2){b) above on page 8.

3. Provide for at least an adequale supply of sites of suitable sizes, lypes, localions,
and service fevels for a variely 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 8.

4. Limit uses on or near sites zoned for specific industrial and commercial uses lo
those which are compatibie with proposed Lses

Finding: This requirement has already been addressed. See the findings addressing
ORS 197.712(2)(d} above on page 9.
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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 itls 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 leve! of public facilities and services
appropriale o support the degree of economic development being proposed.

Finding: The timing for designating suitable sizes, types and locations of iarge-lot
employment sites, consistent with public facility and transportation system plans will
occur when cities choose to implement this program. As ncted in the findings
addressing ORS 197712 (2)(g) on Page 9, OAR 660-025-0045(8) requires a
participating city, when amending its UGB. to comply with applicable laws. Those
faws include the Transportation Planning Rule (OAR 660-012-0060) and Boundary
Locaticn Alternative Analysis with respect to the provision of public facilittes and
services (OAR 660-024-0060(8)).

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

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 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 weil 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
maost 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 improvemen! of the economy of the
planning area should consider as a major delerminant, the carrying capacity of the
air, land ahd 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 1ssue 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 develocpment of regional large-iot
industrial sites. This will be achieved through individua) 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 1s fulfilling its coordination respansibilities 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 siies in Central Oregon Participating cities will need to
address this guideline, which is also cited in Statewide Planning Goal 6, when they
conduct their aiternative 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 municipalilies, unincorporated
areas are not obligated to fulfil certain housing requirerments.

« Goal 11, Public Facilities is not applicable because the County is adopting a
technical document and several regional coordination and Jarge-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 Counly 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 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 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 ts 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 (5b), 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 EQA.

» Goals 15 through 19 are not applicable to any amendments to the County's
comprehensive plan because the counly 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-iot industrial sites in Central Oregon
and fostering intergovernmental cooperation.

Attachment;
Centrai Oregon Large Lot Indusirial Land Need Analysis
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program after the short-term supply of sites have been replenished or after ten years,
whichever comes first.

I. Project Introduction

Deschutes County, in coordination with its regional partners, prepared this regional evaluation
of the economic opportunities and constraints associated with users of large industrial parcels
in the Central Oregon region. This approach recognizes the market reality that Central Cregon
currently serves as an integrated economic unit.

A regional consensus has been agreed upon to establish and pro-actively manage a regional
land supply of large-lot industrial sites to enable the region to become competitive in industrial
recruitment. This regional strategy will include individual site infrastructure improvement
assessment and implementation programs/requirements. Regional planning, management, and
governance of a perpetual large-lot industrial vacant land supply will involve Central Oregon
city and county governments (and staff] including advice and guidance from Central Cregon
Cities Organization (COCO), EDCO and Business Oregon to assure an adequate, self-renewing
regional supply of developable and competitive vacant industrial sites.

An outcome of regional significance requires a collective regional effort, This project proposes
to create and manage a regional supply of vacant, developable Jarge-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 propased to be implemented at a coordinated, collaborative regional
level. The ultimate outcome of diversified and stable family-wage job creation will be advanced
through provision of an adequate and competitive industrial site land supply to engage the
global, national and regional industrial recruitment marketplace and successfully recruit major
emptoyers to the region.

The Central Oregon region needs a critical mass of competitive and diverse vacant, developable
industrial sites in order for site selectors representing potential industrial recruitment to
consider the region. One or two sites in one or two jurisdictions will not be adequate to
generate regional interest or a visit according to industrial recruitment specialists from Business
Qregon. Consequently, a multi-jurisdictional cooperative effort has been initiated to pursue a
regional approach to establish a competitive supply of sites particularly designed to address
those {unaccounted for) out-of-region (and state) industries that can locate in Central Oregon
after shopping the globe for the best large-lot industrial development site they can find. This
type of land need {or demand) is systematically missed and unaccounted for in local,
conventional industrial land needs assessments in Gregon communities.
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A. Problem Statement

During the 1990s the Central Oregon region undertook a dramatic transformation from a goods
producing economy concentrated largely in wood products into a service based economy
serving a growing and diverse rourism 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 initiaily representing a diversification of the local ecanomy, this shift has led
to an over-reliance upon these types of industries. During the recent recession, the regional
economy’s vulnerabilities became apparent.

Central Oregon's traditional industrial base remains active in the local economy, and the region
would like to increase its emphasis on industrial employment to strengthen that base. The
region's supply of affordable land, low cost utilities, quahty of life, and organized economic
devetopment landscape makes it an attractive option for growth in many traded sector
industries. Central Qregon ecanomic develocpment efforts have been negatively impacted by a
lack of readily available large-lot industrial sites. Manufacturing employment opportunities in
particuiar are needed to establish a diversified and thereby more stable and balanced regional
employment outiook. 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, t00.

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 dewelop 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 impertance. 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 nimbie to be successful in the
competitive global marketplace. Manufacturers must be able to quickly produce new products
at expanded, renovated or new production facilities in “just-in-time” fashion. Often
accomplished through on-site expansion on areas reserved for that purpose, industrial site
selectors must choose sites large enough to build-in future expansion capacity. Government
must 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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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 Crock. More specifically, the primary urban areas within this broad gecgraphic
region include the Cities of Bend, Redmand, 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 subseguent work task for the jurisdictions in the region.

While not all jurisdictions are likely to need and/or desire the large lot industrial sites necessary
to accommodate these users, the regional availability of these sites is considered desirable for
all jurisdictions. As an example, a major industrial employer locating in a jurisdiction with an
appropriate site will provide employment opportunities for the regional workforce, as well as
the opportunity for support industries in other jurisdictions. Competing as a cohesive region
ailows 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 estabiishing independent land inventories to meet this prospective need, a
regional approach appeared most respoasive to what is seen as a regional issue. The goal of
this regional effort 1S NOT to generate an acreage calculation of needed vacant industrial land
supply BUT rather is to identify the variety and size range of vacant industrial sites needed to
make the region attractive to site selectors and competitive in the global marketplace a
qualitative as well as guantitative 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-
tot industrial land supply} so that established employers do not have to move out of the region
to be quick, efficient, competitive and successful.

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

1} Expedited site development with certainty and minimal time delay;

2} Opportunities to expond and/or diversify moanufacturing activity on-site, taking
advantage of existing infrastructure and facifities investment; and

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

B. Community Vision Statement

The project’s Regional Advisory Committee developed a community vision, which summarizes
what the region’s economic development goals are as they particularly relate to large lot
industrial demand. The following is the stated vision:

To build o strong ond thriving regionol economy by estoblishing and actively
maintaining o competitive portfolio of lorge ot employment sites and
coordinating public investments, policies and regulatians to support regiono! and
state economic development objectives.

As putlined in the vision statement, the region is concerned with maintaining a competitive
portfolio of large lot industrial sites. This 15 viewed as supportive of regional and statewide
economic development objectives. In addition, the vision supports a coordination of
investments and policies to this end. Consistent with this vision, the focus of this analysis is on
the establishment and maintenance of a short-term competitive supply of large lot industrial
sites that are “development ready,” which are available to allow the region to compete for
major industrial employers cross shopping the region against other potential locations,

IV. Trend Analysis
A. National Economic Trends
introduction

The trend analysis section provides the foundation of economic information that will shape
realizable economic opportunities potential for a jurisdiction, resulting potential job growth
scenarios, and ultimately employment land need over the planning horizon. in the trend
analysis, it is understood that the region, state, and nation as a whole are currently navigating
economic conditions not seen in a generation. Ultimately, current economic conditions make it
difficult to produce highly timely national trend analysis. Johnson Reid therefore, heavily utilizes
the economic forecast "of record” by the federal government, the non-partisan Congressional
Budget Office biannual economic forecast.
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Other Factors

s Housing Starts bave remained stabie since mid-2009 and were actually up 17% in the
first quarter on a year-over-year basis. However, the current rate of housing starts
remains noticeably weak and is just over a third of the 15-year average.

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

* Inflation in the United States remains low. At 1.7%, change in the Consumer Price Index
is fow 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 1. Under current policies this condition is expected to exacerbate
further. Persistent deficits can have severe economic conseguences, including the
crowding out of private investment, limiting the effective use of fiscal policy, and
increasing the risk of a fiscal crisis.

Long-Term Qutlook

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

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

» Federai Debt will increasingly displace business investment and thus growth in capital
services.

s 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
helow the 60-year average.
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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 Cregon 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 evaluation of
industries in Central Oregon as wel! as extensive research and evaluation produced as a part of
the Cregon 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 Cregon 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/Aergspace: There is an existing concentration relating to Redmond's airport and
Bend's metro area. Specifically, Lancair has bheen 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: electranic design automation, financial solutions, open source, educational and
training software, embedded software and heatthcare applications. Central Oregon itself is
home to over two dozen established software engineering firms, Software development firms
are typically smaller in scale, where guality of life and telecom infrastructure is important.
However, the Central Oregon region and the State of Oregon face both human and financial
capital chatlenges to further development of the Software/IT cluster.

Biosciences:

Oregon’s bioscience industry has over 600 companies and research institutions. Biosciences
include research and development, medical devices, medical diagnostics, human and animal
therapeutics, pharmaceuticals, reagents, research services, big-agriculture, bio-fuels, and
medical software operations. Bigscience is a 52.5 billion traded sector industry in Oregon. While
Oregen is not seen as a hioscience hub nationally, Central Oregon is home to a segment of
Oregen's  promising bioscience future, sperializing 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 econamic development engine in Oregon bringing
significant capital investment to regional communities. The Central Oregon region offers key
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considered to be highly desirable. As an example, a 400 acre site that can be subdivided
into parcels as small as 50 acres would have the ability to accommedate 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 sites in the regiocn will reguire regular
replacement of sites as consumed, with madifications 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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= RC Wiley Home Furnishings (furniture manufacture and distribution) 860,000 sf
warehouse

s {CU Medical (medicat devices and supplies) — 450,000 sf facility (140,000 sf distribution}
" Walmart {large scale retaiter)

= Easton {sporting goods) — 140,000 sf distribution

Salt Lake City and surrounding cammunities 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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