NOTICE OF ADOPTED CHANGE TO A
COMPREHENSIVE PLAN OR LAND USE REGULATION

Date: May 26, 2015
Jurisdiction: Lane County
Local fileno.: PA 12-5232
DLCD fileno.: 005-12

The Department of Land Conservation and Development (DLCD) received the attached notice of
adopted amendment to a comprehensive plan or land use regulation on 05/20/2015. A copy of the
adopted amendment is available for review at the DLCD office in Salem and the local government
office.

Notice of the proposed amendment was submitted to DLCD 36 days prior to the first evidentiary
hearing.

Appeal Procedures

Eligibility to appeal this amendment is governed by ORS 197.612, ORS 197.620, and

ORS 197.830. Under ORS 197.830(9), a notice of intent to appeal aland use decision to LUBA
must be filed no later than 21 days after the date the decision sought to be reviewed became final.
If you have questions about the date the decision became final, please contact the jurisdiction that
adopted the amendment.

A 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).

If the amendment is not appealed, it will be deemed acknowledged as set forth in

ORS 197.625(1)(a). Please call LUBA at 503-373-1265, if you have questions about appeal
procedures.

DLCD Contact

If you have questions about this notice, please contact DLCD’ s Plan Amendment Specialist at 503-
934-0017 or plan.amendments@state.or.us
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DLCD FORM 2 NOTICE OF ADOPTED CHANGE FOR DLCD USE
— TO A COMPREHENSIVE PLAN OR |fieno: oocc,
LAND USE REGULATION Received: 5/20/2015

Local governments are required to send notice of an adopted change to a comprehensive plan or land use regulation
no more than 20 days after the adoption. (See OAR 660-018-0040). The rules require that the notice include a
completed copy of this form. This notice form is not for submittal of a completed periodic review task or a plan
amendment reviewed in the manner of periodic review. Use Form 4 for an adopted urban growth boundary
including over 50 acres by a city with a population greater than 2,500 within the UGB or an urban growth boundary
amendment over 100 acres adopted by a metropolitan service district. Use Form 5 for an adopted urban reserve
designation, or amendment to add over 50 acres, by a city with a population greater than 2,500 within the UGB. Use
Form 6 with submittal of an adopted periodic review task.

Jurisdiction: Lane County

Local file no.: 509-PA12-05232

Date of adoption: 5/12/2015 Date sent: 5/20/15

Was Notice of a Proposed Change (Form 1) submitted to DLCD?

Yes: Date (use the date of last revision if a revised Form 1was submitted): 4/30/2012
No

Is the adopted change different from what was described in the Notice of Proposed Change? Yes  No
If yes, describe how the adoption differs from the proposal:

Yes. The adopted amendments are substantially the same as what was initially proposed. However, with this
ordinance additional findings were adopted to address the three LUBA remand issues.

Local contact (name and title): Mark Rust, AICP, Associate Planner
Phone: 541-682-4541 E-mail: Mark.Rust@co.lane.or.us
Street address: 3040 N. Delta Hwy City: Eugene Zip: 97408

PLEASE COMPLETE ALL OF THE FOLLOWING SECTIONS THAT APPLY

For a change to comprehensive plan text:
Identify the sections of the plan that were added or amended and which statewide planning goals those sections
implement, if any:

For a change to a comprehensive plan map:
Identify the former and new map designations and the area affected:

Change from to acres. A goal exception was required for this
change.

Change from to acres. A goal exception was required for this
change.

Change from to acres. A goal exception was required for this
change.

Change from to acres. A goal exception was required for this change.

Location of affected property (T, R, Sec., TL and address):
The subject property is entirely within an urban growth boundary

http://www.oregon.gov/LCD/Pages/forms.aspx -1- Form updated November 1, 2013
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The subject property is partially within an urban growth boundary

If the comprehensive plan map change is a UGB amendment including less than 50 acres and/or by a city with a
population less than 2,500 in the urban area, indicate the number of acres of the former rural plan designation, by
type, included in the boundary.

Exclusive Farm Use — Acres: Non-resource — Acres:

Forest — Acres: Marginal Lands — Acres:

Rural Residential — Acres: Natural Resource/Coastal/Open Space — Acres:
Rural Commercial or Industrial — Acres: Other: — Acres:

If the comprehensive plan map change is an urban reserve amendment including less than 50 acres, or
establishment or amendment of an urban reserve by a city with a population less than 2,500 in the urban area,
indicate the number of acres, by plan designation, included in the boundary.

Exclusive Farm Use — Acres: Non-resource — Acres:

Forest — Acres: Marginal Lands — Acres:

Rural Residential — Acres: Natural Resource/Coastal/Open Space — Acres:
Rural Commercial or Industrial — Acres: Other: — Acres:

For a change to the text of an ordinance or code:
Identify the sections of the ordinance or code that were added or amended by title and number:

Lane Code Chapter 16.280 was added, The Goshen Industrial Zones.

For a change to a zoning map:
Identify the former and new base zone designations and the area affected:

Change from RI, Rural Industrial to Gl, General Industrial Acres: 233
Change from RI, Rural Industiral to LI, Light Industrial Acres: 83

Change from to Acres:

Change from to Acres:

Identify additions to or removal from an overlay zone designation and the area affected:
Overlay zone designation: Acres added: Acres removed:

Location of affected property (T, R, Sec., TL and address): Within the Unincorporated Community of Goshen

List affected state or federal agencies, local governments and special districts: ODOT, DSL, DLCD, City of Eugene,
City of Springfield, Lane Transit District (LTD), Goshen Rural Fire Protection District, Emerald Peoples Utility District
(EPUD), Springfield School District, Lane Community College District.

Identify supplemental information that is included because it may be useful to inform DLCD or members of the
public of the effect of the actual change that has been submitted with this Notice of Adopted Change, if any. If the
submittal, including supplementary materials, exceeds 100 pages, include a summary of the amendment briefly
describing its purpose and requirements.

The supplemental information includes revised findings that include changes to address the LUBA remand issues.
Additionally, the information includes the adopting ordinance and an Explanation of the the findings summary,
supporting the adopted ordinance.

http://www.oregon.gov/LCD/Pages/forms.aspx -2- Form updated November 1, 2013




IN THE BOARD OF COMMISSIONERS OF LANE COUNTY, OREGON

ORDINANCE NO. PA 1317 IN THE MATTER OF AMENDING ORDINANCE NO. PA 1282 TO
ADOPT ADDITIONAL FINDINGS ADDRESSING LUBA REMAND
ISSUES AND SUPPORTING THE STATEWIDE PLANNING GOAL
14 REASONS EXCEPTION TO ALLOW URBAN LEVELS OF
INDUSTRIAL DEVELOPMENT ON THE EXISTING RURAL
INDUSTRIAL ZONED LANDS IN GOSHEN; AND ADOPTING
SAVING AND SEVERABILITY CLAUSES. (FILE NO. PA 12-05232)

WHEREAS, the Board of County Commissioners of Lane County, through enactment of Ordinance No. PA
884, as amended, has adopted Lane Use Designations and Zoning for lands within the planning jurisdiction of the
Lane County Rural Comprehensive Plan; and

WHEREAS, Lane Code 16.400 sets forth procedures for amendment of the Rural Comprehensive Plan, and
Lane Code 16,252 sets forth procedures for rezoning lands within the jurisdiction of the Rural Comprehensive Plan;
and

WHEREAS, in April 2012, at the direction of the Board of County Commissioners, the Lane County Land
Management Division initiated a legislative post-acknowledgment plan amendment to the Lane County Rural
Comprehensive Plan (RCP) and implementing land use regulations, to take a reasons exception to Statewide
Planning Goal 14, Urbanization, in order to allow urban levels of development on the existing rural industrial zoned
lands of the unincorporated community of Goshen; and

WHEREAS, on June 4, 2013, the Board of County Commissioners approved the proposed RCP amendment
and rezoning in Ordinance No. PA 1282 and Ordinance No 13-2 and that decision was appealed to the Oregon Land
Use Board of Appeals (LUBA) for review of several issues raised by an interested party; and

WHEREAS, on February 20, 2014, the LUBA issued a Final Opinion and Order in LandWatch Lane County
v. Lane County, __ Or LUBA ___, (LUBA No. 2013-058, February 20, 2014), that denied some of the assignments
of error, but sustained three and remanded the county decision to address the need for additional findings and
justification of certain aspect of the Goal 14 exception; and

WHEREAS, efforts to address the LUBA remand issues included conducting a wastewater feasibility study
for the Goshen area to handle the potential build out of urban levels of development and that sturdy was concluded
in January 2015 for review by the Board of County Commissioners; and

WHEREAS, evidence exists within the record indicating that the proposal meets the requirements of the
LUBA remand, Lane Code Chapter 16, and the requirements of applicable state and local law; and

WHEREAS, the Board of County Commissioners has conducted a public hearing and is now ready to take
action;

NOW, THEREFORE, the Board of County Commissioners of Lane County Ordains as follows:

Section 1, The amendment to the Lane County Rural Comprehensive Plan (RCP) contained in
Ordinance No. PA 1282, incorporated here by this reference, is readopted in its entirety and the revised Goal
14 reasons exception to allow urban levels of industrial and limited, related, secondary, small-scale
commercial uses on the rural lands at levels not otherwise authorized by Goal 14 or implementing
administrative rules (Goal 14 Rules) is adopted and made part of the RCP based on the revised findings and




justifications in Sections III through V of the Goal 14 Exception — Findings Document, Exhibit C, that is
attached and made part of Exhibit A to this ordinance and incorporated here by this reference.

Section 2. The Lane County Rural Comprehensive Plan text and rezoning adopted by Ordinance No. PA
1282 shall remain effective and the provisions of LC 16.280 adopted by Ordinance No. 13-2 shall continue to
apply to the areas rezoned in the Goshen unincorporated community by those ordinances, as amended here.

, FURTHER, although not a part of this Ordinance except as described above, the Board of County
Commissioners adopts the Findings as set forth in Exhibit A, including the revised Exhibit C, attached and
incorporated here, in support of this action.

The prior zoning repealed by this Ordinance remains in full force and effect to authorize prosecution of
persons in violation thereof prior to the effective date of this Ordinance.

If any section, subsection, sentence, clause, phrase or portion of this Ordinance is for any reason held invalid

or unconstitutional by any court of competent jurisdiction, such portion shall be deemed a separate, distinct and
independent provision, and such holding shall not affect the validity of the remaining portions hereof.

ENACTED this 12th day of May ,2015.

-~

Ch?lr, L/(ne C W Board of County Commissioners

\Z)/M&( O%‘RM’/

Recording Secre{éy ;opffhis Meeting of the Board

APPROVED AS TO FORM
Date (3 ~20[F

= Z%@A Z {;f‘té/_{:g
LANE COUNTY OFFICE OF LEGAL COUNSEL
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Exhibit A
To Ordinance No. PA 1317

Remand Response and Explanation of Findings
Supporting Ordinance Nos. PA 1282 and 13-2

Introduction

In June 2013, Lane County took action enacting Ordinance No PA 1282 and Ordinance
No.13-2 which adopted amendments to the Lane County Rural Comprehensive Plan
(RCP) that took a reasons exception to Statewide Planning Goal 14 to allow urban levels
of industrial development and related small-scale commercial uses on existing Rural
Industrial (RI) zoned land in the Unincorporated Community of Goshen. The county
action was appealed to the Land Use Board of Appeals (“LUBA”) by Landwatch Lane
County (“petitioner”).

On February 20, 2014, LUBA issued its decision upholding the county action on most of
the issues raised by the petitioner, but remanding the action based on resolution of three
issues (including supporting commercial uses in the Goal 14 exception analysis;
addressing consequences of development impacts on wetlands in the economic, social
environmental and energy “ESEE” analysis; and showing an appropriate level of public
facilities and services, especially wastewater, will be provided in a timely and efficient
manner). LandWatch Lane County v. Lane County,  Or LUBA __ , (LUBA No.
2013-058, February 20, 2014).

Addressing those three issues on remand requires the county to reopen the record for
additional evidence and to adopt additional findings based on that substantial evidence to
support the original action. For each of the issues remanded by LUBA, the county needs
to clarify the findings adopted in support of the previous action or, as necessary, provide
additional evidence and explanation of the new or existing evidence in the record that
supports the findings and actions already adopted by the county decisions.

Petitioner’s Fourth and Seventh Assisnments of Error (Commercial Uses

Exception)

Petitioner argued to LUBA in one of the subassignments of error raised in the Fourth and
Seventh Assignments of Error that the county decision inadequately addressed OAR 660-
014-0040(3)(a) in the analysis that the “proposed urban development cannot be
reasonably accommodated in or through expansion of existing urban growth boundaries
or by intensification of development in existing rural communities[.]” Specifically,
petitioner argued in the Seventh Assignment of Error that the county failed to
demonstrate that the allowed commercial uses in the new urban industrial zones: General
Industrial (GI) and Light Industrial (LI), cannot be “reasonably accommodated” within
the Eugene or Springfield urban growth boundaries (UGBs). The LUBA decision agreed
with some of the arguments raised by petitioner and remanded the county decision for the
county to address the commercial uses, analyze them under OAR 660-014-0040(3)(a),

Ordinance No. PA 1317 Exhibit A — Page 1 of 6




and determine whether those uses are limited to those expressly justified in the original
exception or justify the limited small-scale and related commercial uses allowed in the
new GI and LI zones as uses that cannot be “reasonably accommodated” within UGBs.

Criterion on remand is OAR 660-014-0040(3)(a), which provides in relevant part:

“(3) To approve an exception under section (2) of this rule, a county must
also show:

“(a) That Goal 2, Part II (¢)(1) and (c)(2) are met by showing that the
proposed urban development cannot be reasonably accommodated in or
through expansion of existing urban growth boundaries or by intensification
of development in existing rural communities].]”

LUBA’s ultimate direction on remand:

“Regardless, . . . remand is necessary for the county to either (1) limit the
uses allowed in the GI and LI zones to those expressly justified in the
exception, or (2) justify the commercial uses allowed in those zones under
the applicable OAR 660-014-0040 standards.”

Response and Explanation of Findings:

The findings adopted to justify the reasons exception to Goal 14 as reflected in Exhibit
“C” to Ordinance No. PA 1282 adequately addressed the new urban industrial uses
allowed in the GI and LI zones. They did not specifically address the limited commercial
uses allowed in the GI and LI zones as subordinate to or supportive of the primary
industrial uses allowed in those zones or analyze those uses under the OAR 660-014-
0040(3)(a) reasonable accommodation standard.

One response to the LUBA remand could be to limit the uses allowed in the GI and LI
zones to those expressly justified in the exception. Another response could be to justify
the limited set of commercial uses allowed in the GI and LI zones under the applicable
OAR 660-014-0040 standards. Either of those options would require revised and
additional findings. The preferable option would be to clearly justify the limited
supportive commercial uses under the exception and that is the approach taken.

Based on a review of the record and those findings, the Board concludes revisions to
Exhibit “C” shall be made and are hereby adopted to support amending Ordinance No.
PA 1282 by adding express language that expressly establishes the limited set of
commercial uses allowed in the GI and LI zones are supportive of the primary rail-
dependent/related urban industrial uses and must be located in close proximity to those
urban industrial uses in order to support them. Because of the relationship of those
supportive commercial uses to the primary urban industrial uses justified by the exception
to Goal 14, the same reasons that establish those industrial uses cannot be “reasonably
accommodated” within the Eugene or Springfield UGBs apply to justify the limited
commercial uses. In addition, the entire Goshen community justified by developed and
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committed exceptions to Goals 3 and 4 allowed a wide range of commercial uses justified
by those exceptions. The limited set of new supportive commercial uses allowed in the
GI and LI zones require very little additional justification under the Goal 14 reasons
exception for the primarily rail-dependent/related industrial uses and the limited set of
small-scale and related commercial uses. Based on those findings and conclusions, the
commercial uses allowed in the GI and LI zones are justified under the applicable OAR
660-014-0040 standards.

The revised findings of Exhibit “C” previously attached to Ordinance No. PA 1282
showing those changes in legislative format are attached and incorporated here to show

the adopted Goal 14 reasons exception revisions and other changes necessary to meet the
requirements of OAR 660-014-0040 and the LUBA remand.

Petitioner’s Fifth Assignment of Error (Wetlands ESEE Analysis)

Petitioner argued to LUBA in one subassignment of error raised in the Fifth Assignment
of Error that the county decision underestimated the economic, social, environmental, and
energy (“ESEE”) consequences of allowing urban development on the Goshen site.
Specifically, petitioner argued that the county failed to consider the extent to which the
presence of wetlands on the site may limit urban development in the analysis required
under OAR 660-014-0040(3)(b).  While several arguments of petitioner in this
assignment of error were not sustained by LUBA, the remand did conclude the county
must address wetlands on the site specifically and determine whether the ESEE
consequences of urban development of the subject property on wetlands that might exist
on the site, or on surrounding lands, are significantly more adverse than the typical ESEE
consequences that would result from the same urban development on other rural sites.

Criterion on remand is OAR 660-014-0040(3)(b), which provides in relevant part:

“(3) To approve an exception under section (2) of this rule, a county must
also show:

sk sk ok ok

“(b) That Goal 2, Part II (c)(3) is met by showing that the long-term
environmental, economic, social and energy consequences resulting
from urban development at the proposed site with measures designed
to reduce adverse impacts are not significantly more adverse than
would typically result from the same proposal being located on other
undeveloped rural lands][.]”

LUBA'’s ultimate direction on remand:
“The county’s findings addressing OAR 660-014-0040(3)(b) and whether

urban development of the Goshen site is limited by air, water, land and
energy resources do not address the wetlands on the site. The county’s
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ESEE analysis does not address wetlands. In fact, none of the county’s
findings cited to us address any environmental consequences of urban
development on wetlands that might exist on the site, or on surrounding
lands.”

Response and Explanation of Findings:

The findings adopted in Exhibit “C” to Ordinance No. PA 1282 included limited and
general analysis of the ESEE consequences resulting from urban levels of development.
That analysis considered the uses allowed in the new urban industrial zoning along with
measures contained in those zones for mitigating adverse impacts of development. In
addressing the remand, additional specific findings on environmental consequences of
urban development on wetlands that might exist on the site, or on surrounding lands, are
included in the revised findings adopted previously to support Ordinance No. PA 1282.

The record contains sufficient evidence of wetlands on the site and in the surrounding
area. In addition to the specific measures included in the new GI and LI zones to address
adverse impacts of urban development, any new urban industrial development that will
potentially affect wetlands will trigger review by the Oregon Department of State Lands
(DSL) and that review will adequately address any concerns that might arise about
adverse impacts on wetlands on the site or surrounding lands. That review would also
assure the long-term environmental consequences of developing in or near wetlands are
unlikely to be significantly more adverse than the typical environmental consequences of
such development on other rural lands.

Based on further wetland analysis and review of the evidence, the Board concludes the
ESEE analysis addressing the environmental consequences of urban development on
wetlands should be revised to reflect the evidence in the record showing the long-term
environmental consequences of developing in or near wetlands are unlikely to be
significantly more adverse than the typical environmental consequences of such
development on other rural lands. Based on a review of the record and the LUBA
remand, the Board concludes revisions to Exhibit “C” shall be made and adopted to
support the previous actions taken in adopting Ordinance Nos. PA 1282 and 13-2.

The revised findings of Exhibit “C” previously attached to Ordinance No. PA 1282
showing those changes in legislative format are attached and incorporated here to show

the adopted Goal 14 reasons exception revisions and other changes necessary to meet the
requirements of OAR 660-014-0040 and the LUBA remand.

Petitioner’s Sixth Assisnment of Error (Wastewater Facilities)

Petitioner argued to LUBA in the Sixth Assignment of Error that the county decision
findings failed to establish that the community sewer system required by the proposed
urban development is “likely to be provided in a timely and efficient manner,” as OAR
660-014-0040(3)(d) requires.  Specifically, petitioner contended that wetlands on
portions of the Goshen site will limit the use of on-site septic systems, hasten the day
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when the carrying capacity of the soil will be exceeded, and a community sewer solution
of some kind will be required. While the findings mentioned the possibility of a study of
community sewer system feasibility, petitioner argues the findings fail to establish any
basis to conclude a community sewer system is feasible or “likely to be provided in a
timely and efficient manner.” The LUBA decision agreed and remanded the county
decision so that the county could make a sufficient evaluation of the feasibility of
providing a community sewer system and whether such a system with an appropriate
level of facilities and services necessary to serve the urban level of industrial
development at full build out authorized by the Goal 14 reasons exception is “likely to be
provided in a timely and efficient manner” as required to establish compliance with OAR

660-014-0040(3)(d).
Criterion on remand is OAR 660-014-0040(3)(d), which provides, in relevant part:

“(3) To approve an exception under section (2) of this rule, a county must
also show:

¢k sk ok ok

“(d)  That an appropriate level of public facilities and services are likely
to be provided in a timely and efficient manner [.]”

LUBA’s ultimate direction on remand:

“The county must make a sufficient evaluation of the feasibility of providing
a community sewer system so that it can make an informed judgment,
supported by substantial evidence, whether the community sewer system
necessary to serve the proposed urban industrial development at full build
out is ‘likely to be provided in a timely and efficient manner.’”

Response and Explanation of Findings:

The findings adopted in Exhibit “C” to Ordinance No. PA 1282 specifically included
analysis of the capacity of existing water and septic systems to serve the proposed urban
level of industrial uses and concluded the capacity of the existing systems would be
exceeded. To the extent those findings create the impression that the basis for the county
decision included only consideration of the existing on site sewer systems, those findings
shall be revised to clarify and include discussion of the completed sewer system
feasibility study and analysis of the likelihood of timely and efficient provision of
community sewer system facilities and services as necessary to address the needs of full
build out. Specifically, pertinent portions of the findings shall be revised in relevant part
to describe the recently completed Goshen Wastewater Feasibility Study (January 28,
2015) and how it provides sufficient evaluation of the feasibility of providing community
wastewater facility alternatives, if necessary. There is no evidence in the record
sufficient to establish the presence of wetlands on the Goshen site will significantly affect
the feasibility of onsite sewage treatment alternatives.
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Based on that action to revise the findings, the Board concludes sufficient analysis
addressing the feasibility of providing on-site and community sewer facilities has been
provided and it establishes facilities necessary to serve the proposed urban level of
industrial development at full build out is likely to be provided in a timely and efficient
manner. Based on a review of the record and the LUBA remand, the Board concludes
revisions to Exhibit “C” shall be made and are hereby adopted to support the previous
actions taken in adopting Ordinance No. PA 1282 and Ordinance No. 13-2.

The revised findings of Exhibit “C” previously attached to Ordinance No. PA 1282
showing those changes in legislative format are attached and incorporated here to show

the adopted Goal 14 reasons exception revisions and other changes necessary to meet the
requirements of OAR 660-014-0040 and the LUBA remand.

Conclusion

For the reasons provided above, the actions taken in Ordinance No. PA 1282 and
Ordinance No. 13-2 remain valid and effective to support amendments to the Lane
County Rural Comprehensive Plan (RCP) amendment taking a reasons exception to
Statewide Planning Goal 14 to allow urban levels of industrial development and related
small-scale commercial uses on existing Rural Industrial (RI) zoned land in the
Unincorporated Community of Goshen. The changes to Exhibit “C” of that ordinance
described herein together with the ultimate findings of fact and conclusions adopted by
that action and in this ordinance provide sufficient support for those amendments. Those
ordinances and the original findings remain in effect except as modified by Ordinance No
PA 1317 and together with this action amending and readopting those actions and
findings as revised herein adequately resolve the remand from LUBA.
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Exhibit C

The Goshen Region Employment and Transition (GREAT) Plan

Goal 14 Exception — Findings Document

-

“Photo: Courtesy of the Lane County Historical Museum
Date unknown. Thought to be circa 1920’s
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SECTION | Background

Lane County (the County) has embarked on an innovative process to increase
economic development and employment opportunities in the rural unincorporated
Community of Goshen (Goshen). The GREAT (Goshen Region Employment and
Transition) Plan seeks to enhance the economic viability of 316.51 acres of existing,
underutilized industrially designated land within Goshen. By adopting the plan, the
County intends to advance the purpose of Oregon Statewide Planning Goal 9,
Economic Development, which is to provide adequate opportunity throughout the state
for a variety of economic activities vital to the health, welfare, and prospenty of Oregon’s
citizens, and to assist Goshen to evolve into a prosperous community centered around
urban levels of industrial and limited, related small-scale commerCIa! uses ‘that will serve
as the region’s engine of long-term economic stability.

On February 9, 2011 the Board of County Commissioners for Lan County (BCC)
directed the Land Management Division (LMD) to explore ideas. that would allow an -
increased level of employment uses for development withi ' the Unincorporated
Community of Goshen. Additionally, the BCC adopted, new countywide Strateglc Plan
on December 7, 2011. This plan includes, as one of rimary.goals, transforming the
existing industrial land in Goshen to allow increased levels of | >dustnal development.
The County chose Goshen over alternative sites because it:most possessed the
characteristics of a “Regionally Slgnlflcant Industrlal Area,” as defined.in

ORS 197.722(2).

In April 2012, the County initiated a legislative post-acknowledgement plan amendment
(PAPA) to the Lane County Rural Comprehenswe P), to take a reasons
exception to Statewide Planning Goal 14, Urbanization, in order to allow urban levels of
industrial and limited, primary.industrial use rej‘ated secondary, small-scale commercial
development on the existing Rural Industnal (RI) zoned land in Goshen. Goshen is an
“Unincorporated Communlty” under, OAR 660- 02, 0010(10). The County
comprehensive plan désignates Goshen asa. Rural Community” under OAR 660-022-
0010(7). (While, at first glance, it might seem to qualify as an “Urban Unincorporated
Community” under OAR 660-022- -0010(9), to do so it would need to have at least 150
permanent reS|dent|al dwelhngs and a,communlty sewer system. Goshen does not
have eithe

This proposal seeks an exceptlon to the Goal 14 restrictions in OAR 660-022-0010(7),
which defines “Rural Community” in a way that limits development in Goshen to uses
that serve only “the cemmumty, the surrounding rural area, or . . . persons traveling
through the area.” OAR 660-022-0030, which applies to umncorporated communities,
generally limits new and expanded uses to, among other things, “small scale, low
impact uses” and “new uses that will not exceed the capacity of water and sewer
service available to the site on the effective date of this rule.” OAR 660-022-0030(3)(f),
the workforce provision, which applies specifically to industrial uses, allows new, more
intensive uses only when they meet three requirements. First, they must be “necessary
to provide employment that does not exceed the total projected work force within the
{00090898;1}
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community and the surrounding area.” Second, they may “not rely upon a work force
employed by uses within urban growth boundaries. Third, “the “determination of the
work force of the community and surrounding rural area [must consider] the total
industrial and commercial employment in the community and [be] coordinated with
employment projects for nearby urban growth boundaries.” OAR 660-022-0030(3)(f)(A-
C). These provisions are discussed in detail below.

While OAR 660—022-0030(3)(9)(A) allows new industrial uses on “abandoned or
diminished mill sites,” and might initially seem to offer an opportunity for new
development in Goshen, it cannot be relied upon because the proposed area for the
Goal 14 exceptlon does not include any abandoned or diminished mllls sil

{00090898;1}
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SECTION Il Public Need

In April 2011 Governor Kitzhaber made economic development and job creation key
priorities for fostering job creation and communlty development in the State. His
initiative included protecting key industrial areas.’

According to the Oregon Business Council (OBC), a bipartisan, independent association
of more than forty top business executives focused on public issues, Oregon’s economy
is driven by traded sector manufacturing companies.? These companies tend to cluster
geographically so they can draw competitive advantage from their proximity to
competitors, a skilled workforce, specialized suppliers, and a shared base of ..
sophisticated knowledge about their industry. Because traded sector companies often
offer higher paying jobs, the OBC’s Oregon Business Plan envisions. fos ering highly
productive industry clusters, to include traded sector companies. This is expected to
create 25,000 ]ObS per year and to increase per capita mcome above the national
average by 2020.> Trade sector companies are attracted by.ar dequate suppl
shovel-ready industrial sites. ,

of

Oregon again finds itself short of industrial lands that can be developed in a
timely manner, which is costing us jobs, income and_tax revenues in
communities across the state. If we want to epr0| ir advantage as a good
place for international trade and manufacturing, we must address three key
issues: land supply, regulatory/permitting barriers, and _frastructure
- Time to Deliver, 2011 Leadership : ber 12-13, 2 , Oregon Business
Plan, Oregon Business Council®

Eugene and Springfield, Lane County’s largest.cities and:the second largest
metropolitan area in the state; recently completed draft buildable lands inventories and
accompanying economic opportunltles analyses that:document the truth of this
statement as it relates to the southern Willamette Valley Industries seeking a larger
footprint need large, flat S|tes which, as demonstrated by Eugene’s and Springfield’s
inventory work, are in short supply in or near the Eugene-Springfield metropolitan area,
Springfield has no such sites, and while Eugene has one,195-acre S|te it is currently
being used for. Wastewater rec|amat n-and about 75% is wetlands.® Lack of suitable,
shovel- ready industrial land: l,n Lane}%County is an obstacle for manufacturers that want

! Letter from Governor Kltzhaber t Pre5|dent of the Senate Courtney and Speakers of the House, dated April 5,
2011 ‘
2 Traded sector industries are;; se in which member firms sell their goods or services into markets for which
nat|onal or international competltlon exists. See ORS 285B.280

* Time to Deliver, 2011 Leadership Summit December 12-13, 2011, Oregon Business Plan, page 3-4, 11, 22-23.
4 Policy Playbook, Time to Deliver, 2011 Leadership Summit December 12-13, 2011, Oregon Business Plan, page 3-
4,11, 22-23.
> City of Eugene Comprehensive Lands Assessment (ECLA), pre-policy analysis, pp. B-81-82, B-115. ECONorthwest,
June 2010; City of Springfield Commercial and Industrial Buildable Lands Inventory and Economic Opportunities

Analysis (CIBL), Draft Report, p. v. ECONorthwest, September 2009
{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
3




to locate here and for existing businesses that may want to expand, including traded
sector companies.

In September 2011 Business Oregon (the Oregon Business Development Department)
released a report for the period of June 2010 through September 2011.° This report,
“Recruitment Site Requirements,” demonstrates Oregon’s need for large sites. In the
reporting period, there were 74 recruitment opportunities that specified lot-size
requirements. Of these 74 opportunities, 25% of them specified a lot-size need over 25
acres. The average minimum lots sizes specified by “Recruitment Site Requirements”
for both advanced manufacturing and wood products are well over 20 acres.

In 2012, Leaders in the Willamette Valley should develop a comprehensijve
reglonal lndustrlal land strategy . Industrlal land constralnt“ are a key factor

Oregon Busmess Council”

On February 26, 2010, the cities of Eugene and Sprin
jointly approved a Regional Prosperity Economic Dé
collaboration on regional economic goals and actions.®
two strategies:

needs of existing and e "“ergmg industries an
recruit these busines

rsuing opportunities to expand and

Basic business needs include siting needs based on both locational factors and site
characteristics. The: locatlonal factors lnclude proximity to markets and educational
institutions, ant avccess transportation and freight facilities, such as rail and major
transportation routes.® Sit characteristics are the attributes of a site necessary for a
partlcularlfi‘ ustrial or other employment use. These include minimum acreage or site
configuration (parcel shape, topography, visibility, energy infrastructure and proxumlty to

a particular transportation cuhty, such as rail, or a major transportation route)

® Business Oregon, Recruitment Site Requirements, September 2011 (amended 11/23/11, G. Van Juffel.

7 Policy Playbook, Time to Deliver, 2011 Leadership Summit December 12-13, 2011, Oregon Business Plan, page 3-
4,11, 22-23.

8 Regional Prosperity Economic Development Plan; Eugene, Springfield, Lane County; Approved by the Joint
Elected Officials on February 26, 2012,

° See OAR 660-009-0005(4)

1% 5ee OAR 660-009-0005(11)
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In early 2011, facing a still struggling economy, County leaders embarked on an update
to the County Strategic Plan. During several work sessions involving the public and
private sectors, they determined that goals would be SMART — specific, measurable,
aggressive yet achievable, relevant, and timely.

Participants at these meetings noted that the rural, unincorporated community of
Goshen offers a rare but achievable opportunity to contribute to significant and lasting
regional economic revitalization, based on unique site characteristics. When the Board
of County Commissioners adopted five new goals, one of them concerned Goshen:

By 2017, Lane County will transform the existing industrial land lnGoshen to
support increased levels of development resulting in jobs that y
than 150% of the median wage.

Lane County Board Order 11-12-7-6, December 7, 2011

While the goal is bold, it is grounded in reality. State and local. governments are limited
in what they can do to promote economic development. Only businesses can create
jobs and wealth, but state and local governments can increase reg{uonal competltlveness
by offering the most attractive environment they can for business.”” Government can
play a central role by providing suitable, buildable employmentland adequate
infrastructure, and by removing regulatory barriers.

The rural, unincorporated community of Goshen can be a major: partof the powerhouse
economy envisioned by the Oregon Business Plan. Goshen hasj’a rare combination of
attributes that give it a distinct, competrtrve advantag'f or industrial development. With
over 300 acres of largely contiguous industrial land; it has' Interstate 5 and Highway 99
frontage and access to the north and south, \well as Hrghway 58 access to the east.
Highway 58 is a designated freight-route, WhIC onnects to Hwy 97 south to California.
Goshen also has the Central Oregon & Pacific Railroad running north and south through
the community, next to nghway 99./ A main Bonneville Power Administration substation
is less than a half mile‘away at the: northern edge:’of the community. It has a healthy
water supply and established water district, access to fiber optics infrastructure and a
natural gas main line.. Located ]ust a few miles from the Eugene-Springfield
metropolitan area, with the city of Creswell to the south, and several nearby
unmcorporated rural communltles th eis good proximity to major labor markets. Lane
Communrty College is approxmately two miles distant and the University of Oregon in
Eugene is Wrthrn easy reach

Given its economic potentral, it is clear that the reason Goshen industrial sites were not
redeveloped, even during the years of rapid economic growth prior to the recession,
was the presence of regulatory barriers and inadequate sewer infrastructure. The
primary objective of the proposed Goal 14 exception is to lift the “small scale” and rural

u Oregon Competitiveness: Creating a State Economic Strategy, March 28, 2012, p. 4. Prof. M.E. Porter, Harvard

Business School.
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limitations of the industrial uses allowed in Goshen to permit better utilization of its
unique characteristics.

The Oregon Business Plan lists ten items in its “Agenda for 2012 and Beyond, Job
Creation Agenda.” Among them are “Make industrial land ready to support creation of
high wage jobs.”" The County’'s GREAT Plan is structured to attain this goal for
Goshen. Work towards the goal has been under way for nearly two years.

Context: The Need to Remove Requlatory Barriers

As discussed in the Background section above, state land use laws limits
expanded industrial uses in unincorporated communities to “small scale
uses” and “new uses that will not exceed the capaC|ty of water and sew:
available to the site on the effective date of this rule . . .” OAR 660:022-00
OAR 660-022-0030(3)(f), it is possible to establish more intensive uses than would
otherwise be allowed, but these are still limited to serving only the commumty, he
surrounding rural area, or persons traveling through the area 3 These restrictions (2
some others) explain why Goshen’s economic potential-has gone unrealized fo plo
twenty years. o

regon Business Plan
by state land use law.

By recognizing the importance of a regional approach, th
emphasizes the limitations imposed on industrial developm

“Economies are regional in natu in‘most regions of current land use
system uses cities as the primary unit to dete| 1e lndustrlal land needs. The
population and growth projections o an ind ~|ty may have little to do

with region-wide opportunities to site iqd strial facilities .

This refers to the fact that un erOregonsIand :seisystem cities must analyze thelr

statewide préblem it offers. a way ddress the regulatory barrier involving a key
industrial‘area. in the southernVWIIIamette Valley. By completing the Goal 14 reasons
exception process, Lane Cou‘nty will end the application of rules limiting industrial
development in Ge hen.

 Time to Deliver, 2011 Leadership Summit December 12-13, 2011, Oregon Business Plan, page 22.
'3 Oregon Shores Cons Coalition v. Tillamook County, See 48 Or LUBA 423 (2005)

" Time to Deliver, 2011 Leadership Summit December 12-13, 2011, Oregon Business Plan, page 22.
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Since 2008, Lane County has lost more than 16,000 jobs."™ The U.S. economy is in the
midst of its deepest recession since World War II, and Oregon’s unemployment rate
continues to rank high, 12" in the nation."® Lane County s and Oregon’s seasonally
adjusted unemployment rates in November 2012 were 8.3% and 8.4%. Lane County’s
per capita income is 8% lower than that of the state as a whole, and 17% below that of
the nation. Lane County ranks 16" among Oregon’s 36 counties in per capita income.
Accordlng to a March 2012 report, Oregon scored 45" among the fifty states in job
creation.'” Although the economy is slowly improving after the Great Recession that
began in 2008, some state economists are calling it a “jobless” recovery. Job growth is
sluggish, even as the production of goods and services begins to lncrease

The Great Recession decimated the RV manufacturing industry in Oregon, Wi‘th Lane

County hardest hit by the job losses because 53% of state RV manufaotunng JObS were
in Lane County when the industry was at its peak in March 2005. ’ccordmg to the Lane
County Labor Trends, Workforce and Economic Research Division,:C
Employment Department (www.qualityinfo.org): : :

“For the next three years following the peak, the, mdustry was relatively .
stable, staying between 6,000 and 7,000 jobs. Iunng the following severe
national recession that Iasted from late 2007to late 2009, RV
manufacturing was hit hard as credit dried up, mveét \ent returns
declined, and jobs were lost. The result was a drop in. ‘demand.for many
products including RVs. RV manufacturing employment i in: Oregon
dropped to 1,610 by April 2009 a of:79 percent from rts peak.”

These losses are reflected in the overall loss f jobs n ‘X:ransportation equipment
manufacturing sector in Lane County, where average employment dropped from
3,005 jobs in 2008 to 826 job ;in?201 1 e

Job losses at Lane Coun y once largest RV ma wfacturer, Monaco Coach, continue
today. After hiring back 400.0f 2, 000 laid=off workers in August 2009, Navistar
International laid off 450 workers at its Monaco RV manufacturing plant in Lane County
during the second half of 2011. It then announced in March 2012 that it would cease
production in Lane County Itogeth which resulted in an additional loss of 255 jObS

Long ;&,erm Poverty '

® Lane County Labor Trends July 2008 and July 2012 Publication Reports, www.qualityinfo.org , Oregon
Emponment Department.™ y

The Eugene Register- Guard,_ uly 18, 2012

Oregon Competitiveness: Creatmg a State Economic Strategy, March 28, 2012, p. 29. Prof. M.E. Porter, Harvard
Business School.
'® City of Eugene Comprehensive Lands Assessment (ECLA), pre-policy analysis, p. B-22, ECONorthwest, June 2010,
" Oregon Labor Market Information System, Recreational Vehicle Manufacturing Workers — Where are They
Now?, pg. 4 of 5, published June 15, 2012, by Brian Rooney.
www.qualityinfo.org/olmisi/ArticleReader?itemid=00008243

20 Oregon Employment Department, Workforce Analysis, Lane County Labor Trends, March 2012.
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TABLE 1:
All Ages in Poverty for Lane County and Oregon
(Source: U.S. Census Bureau)

1990 (1989) 2010
Lane County 15.0% 19.1%
Oregon 12.5% 15.8%

Long-Term Job Deterioration

TABLE 2:

Lane County Unemployment Rate (Source: U.S. Census Bureau)
1990 2010

Lane County 7.1% 11.0%

There is a clearly identified lack of large shovel-ready industrial si
Eugene-Springfield Metro area. Pr;or to the current economlc do

Project Benefits

This project offers a real hope of revitalizing the county’s econo
to offset some of the recently lost jobs T EAT Plan’s goa "

\dustrial’zone and 8 EPA (net) in the
from an evaluation of comparable

acre, or 5 employees per gro
16 employees ernetac e.?

ost higher wage jobs in the RV manufacturing
and.who now are\u‘nemployed or earning far less than before, stand to

A . Reaching the job creation goal will improve the County’s
perty tax revenues and contribute to the regional and

statewide economy.

As the Oregon Busine@ss Plan states:

2! City of Eugene Comprehensive Lands Assessment (ECLA), pre-policy analysis, pp. B-99 & G-12. ECONorthwest,
June 2010
2 Oregon Labor Market Information System, Recreational Vehicle Manufacturing Workers - Where are They

Now?, published June 15, 2012, by Brian Rooney. www,.qualityinfo.org/olmisj/ArticleReader?itemid=00008243
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“If we want to exploit our advantage as a good place for international trade and
manufacturing, we must address three key issues: land supply,
regulatory/permitting barriers, and infrastructure.”

States compete for market share by creating an attractive environment for business.
This is achieved through common actions, including infrastructure investments in basic
services like water and sewer treatment. If land use regulations prevent the marketing
of shovel-ready sites, they will impede business. They should be applied in a way that
permits development where it is appropriate. Rezoning Goshen will remove some of
the obstacles to doing business. ‘

New research shows that strong industrial clusters drive regional performance and
Oregon’s economy Traded sector clusters supply 30% of all jobs whlle‘local clusters
supply 70% of jobs.? Y

A Larger Strategy

The GREAT Plan is an identified priority in Lane Cour ys adopted Strategic Plaln 2012-
2017, which shows the level of local commitment to'its success ~The County’s adopted
Strategic Plan’s #2 Priority Economic Development Goal is: 4

By 2017, Lane County will transform.the existing indust;ial /and /n Goshen to
support increased levels of deve pment resulting in jobs that pay no less than
150% of the median wage.®* ¢ T

Collaboration and the active involvement of numerous partners has been and will
continue to be crucial to achieving this goal, including, but not limited to, Goshen
property owners, Lane County s Land Management:Dlwsmn Community and Economic
Development Department, and Intergovernmenta;,ReIatlons Program; the state
Departments of Land Conservation'and Development, and of Environmental Qualify;
Lane Metro Partnership; the Clty of Springfield: the City of Eugene, Lane Livability
Consortium, Busmess Oregon and the Governor's Regional Solutions Team.

Leadership from Lane County, Euge’ne and Springfield have met and discussed
coordination and partnering i on the GREAT plan, and these efforts will continue.

The Cities of Eugene and Spnngfleld and Lane CountyJomtIy approved the Regional
Prosperity Economic Development Plan in February 2010.2° The Plan reflects

2 Oregon Competitiveness: Creating a State Economic Strategy, March 28, 2012. Prof. M.E. Porter, Harvard
Business School, pp. 17, 20, 30

* Board of County Commissioners of Lane County, Oregon, Resolution/Order 11-12-7-6, dated December 7, 2011.
% Regional Prosperity Economic Development Plan; Eugene, Springfield, Lane County; Approved by the Joint

Elected Officials on February 26, 2012.
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collaboration on regional economic goals and actions. The Plan includes the following
two strategies:

e Addressing basic business needs: this strategy includes meeting the basic
infrastructure and siting needs of business in order to encourage development,
expansion and job creation. It includes promoting and building on the region’s
transportation, distribution and logistical advantages.

e Strengthen key industries: this strategy includes identifying unique site and logistical
needs of existing and emerging industries and pursuing opportunities to expand and
recruit these businesses.

project includes Seven Pillars, or major objectives, that hav
ensure that Eugene s growth Wl” bei in line with communl Y

of the specific strategies under this pillar is to Suppo
establishing an employment center in Goshen.”

1. Goal 14 Exception
This component is the subject of this application and involves addressing the
existing limitations-on the r nature, scale, and types of industrial uses now
oshen, requ:red under.state land use law to maintain individual, on-site
ystems. The outcome, expected to be complete by March 2013, will be a
change‘f m restrictive, rural land use regulation to adoption of a more erXIbIe
urban level of industrial zonmg in Goshen. This will allow for urban levels of
industrial and" hmxted Dmmarv industrial use related, secondary, small-scale
commercial develop snt with larger building footprints, and industry with modern

sewer system mfre} cture needs.

2. Regionally Significant Industrial Area (RSIA) Designation
With the passage of SB 766 (now ORS 197.723) in 2011, the Oregon Legislative
Assembly took a major step to overcome the barriers to industrial development

% Envision Eugene, A community Vision for 2032; March 14, 2012,
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posed by existing land use regulations. The bill created the Economic Recovery
Review Council (ERRC) to administer two distinct programs. The council is made
up of agency directors from five state agencies: Business Oregon, Environmental
Quality, Land Conservation and Development, State Lands and Transportation. The
council also must include a representative from an affected local government if
requested.

One of the two programs is the designation of Regionally Significant Industrial Areas
(RSIA), defined by ORS 197.722(2) as (1) containing vacant sites suitable for the

location or expansion of industrial uses, (2) having site characteristics that give the
area S|gn|f|cant competitive advantages that are difficult or rmpossrblet' i i
the region,” and (3) having superior access to transportation and frelght
infrastructure and being located close to major labor markets. 4

After meeting for several months with the Governor’s Reglona )
at the urging of the Governor’s office, Lane County submitted its nomina ion of
Goshen to be one of these areas. The ERRC desrgnated Goshen as a RSIA on:
September 28, 2012. As a result of designation, a new or expanded industrial use in
Goshen is ellglble for expedited industrial land use: permlttmg under ORS 197.724,
so long as the new or expanded use does not require a change to the acknowledged
comprehensive plan or land use regulations. Furthermore, under ORS 197.723(8),
the Oregon Infrastructure Finance Authority and the Oregon ‘Transportation
Commission may consider the designation of an area as a reglonally significant
industrial area in prioritizing funding ansportatlon and other public infrastructure.

The passage of SB 766 indicates the st des| e the part of the governor and
the legislature to promote industrial develo ent at carefuIIy chosen locations
throughout the state. The designation of Goshen as a RSIA is a clear policy choice
at the highest levels of state government to perm‘lt development that is not possible
under OAR 660-022- 0030 Wthh rmplements oal 14. The term “regionally
significant industrial are __clearly means anarea that is not limited by OAR 660-022-
0010(7) to uses that serve only “the community, the surrounding rural area, or .
persons traveling.through the area.” In order to make possible the industrial
development and job creatlon that ORS 197.722 to ORS 197. 728 contemplate, an

Lane County contrnues to Work on grant proposals to fund a feasibility study that
addresses sewer needs so that Goshen will be prepared to accept state (or other)
infrastructure financing. The feasibility study will also provide information about the
level of industrial development possible in Goshen to businesses that are
contemplating investment there.

3. Enterprise Zone Expansion
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7.

Given the built-in tax advantage that low tax rates give Goshen over Eugene and
Springfield, Goshen may not need an enterprise zone to entice business to locate
there. However, Lane County is evaluating the potential to expand or create an
Enterprise Zone or Urban Renewal District in the future, if necessary to facilitate
desired economic development._In October 2014, both the City of Springfield and
Lane County took action to expand the Springfield Enterprise Zone so that it would
include the industrial land in the Goshen community. The Board of Commissioners
took action by Order No. 14-10-27-01, adopted October 27, 2014.

Infrastructure Planning/Extensions — sewer and transportation

A sewer feasibility study is anticipated as part of the “Infrastructure

Planning/Extensions (Sewer & Transportation)” activity in the GREA
Plan. The feasibility study will examine existing soil, topographic,ar
conditions, and carefully weigh the pros and cons of alternative sewag
solutions. A sewer feasibility study can help to identify what level of industrial
development is possible in the study area._The recently Gomp!e d Goshen'
Wastewater Feasibility Study (January 28, 2015) establishes three feasible
wastewater discharge and treatment alternatives that are capable of being 4
implemented if on-existing ore proposed site system are not adequate.

Goshen’s transportation infrastructure is one of its biggest It has Interstate 5
and Highway 99 access to the north and south as well a nghway 58 access to the
east, a designated freight route providing access to Hwy 97 south to California, with
Central Oregon & Pacific Railroad r g north and south through the community
next to Highway 99. Needed improvements, such “susafety and/or capacity
improvements to Highway 99, will be id ied. ful :mg pursued through the
Statewide Transportation Improvement Program and other avenues as applicable.

~ brow. fleld and wetland delineations

Brownfield assessments will mventory, charac ‘nze assess, and conduct planning
and community mvolvement related tothe Goshen mdustrlal sites, to determine
whether and to what degre y sites are contaminated by hazardous substances,
pollutants, or contaminants.  Performing a “Phase 1 Environmental Assessment” is a
S|gn|f|cant mllestone on the path to “shovel readiness.”

lelineations WI|| mventory regulated wetlands. The National Wetland
Inventory shows some wetlands on the Goshen industrial properties in the study
area_and prowdes suffici ent preliminary information. A site specific inventory may
beis required to i rease investment certainty and identify needed mitigation options.

Property visioniﬁg
Some property visioning will occur as part of the industrial property owner outreach
process.

Shovel-ready status
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Business Oregon has a program that is recognized as one of the most
comprehensive shovel-ready programs in the country. It is a rigorous program that
is trusted by the market and has been a factor in many of the state’s largest
employment successes. As a step toward reaching the Industrial Site Certification,
the state has implemented the Decision Ready Site designation program. This
designation tool is a fast track tool that allows site owners and communities to
quickly assess and achieve readiness of their industrial sites by adhering to the
program’s primary tenants of certification. The decision ready designation offers
greater certainty and therefore reduced risk for potential employers or developers,
while also helping communities and the state make policy and investment decisions.

The County has met and will continue to meet and coordinate with {
Regional Solutions Team, which includes the regional representative from Business
Oregon, as well as Mlchael Williams, Industrial Lands Specialist with Business
Oregon. Their goal is to obtain the Decision Ready Site desug ation and ultimately
the Industrial Site Certification for the industrial lands in Goshen. “Once the Goal 14
exception is in place, the County will also work with pr perty ‘owners and partner
agencies to obtain the designation and certification. .« ~
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Proposal Summary

The County’s Goal 14 exception proposal is one of the first steps toward realizing the
BCC'’s Strategic Plan Goal of transforming Goshen. The proposal includes the following
elements.

A. A Goal 14 reasons exception to allow urban levels of industrial and limited
primary industrial use related, secondary, small-scale commercial use on rural
land at levels not otherwise authorized by Goal 14 and the implementing
administrative rule (Goal 14 Rules) in OAR 660.

B. An amendment to the text of the RCP to establish policy langua
the urban level of development in Goshen. Only minor RCP
necessary to support the proposed amendment. Those ¢
the attached Exhibit A.

ception and associated amendments
materials and documents in the

State law and the Lane County-code require that the Lane County Planning
Commission (LCPC)-hold a public.hearing on this proposal, followed by a
recommendation for adoptlon (or adoptlon with modifications) to the BCC. The BCC is
required to-'h d a second pubhc he;arlng and adopt an ordinance to adopt the proposal
and relatéd amendments. Once adopted by the County, the BCC’s action will be
forwarded to the State of Oregon Department of Land Conservation and Development
(DLCD).

Background Studies and Source Documents

The findings set forth in Sections Il through IX of this report are based on and
supported by a number of background studies, reference materials, and source
documents that are incorporated by reference and accessible as part of the record.
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These studies include:

1. The City of Eugene Comprehensive Lands Assessment (ECLA), pre-policy
analysis, dated June 2010, prepared by ECONorthwest;

2. The City of Springfield Commercial and Industrial Buildable Lands Inventory and
Economic Opportunities Analysis (CIBL), draft report dated September 2009,
prepared by ECONorthwest; and

3. The Regional Prosperity Economic Development Plan, Eugene, Springfield, Lane

County, approved by the Joint Elected Officials on February 26, 2010.

The Lane County Strategic Plan.

“Time to Deliver, Policy Playbook” from the 2011 Leadership Summltn 2011

Oregon Business Plan; Oregon Competitiveness: Creating a St conomic

Strategy, 2012 Harvard Business School;

6. Oregon Labor Market Information System for Lane County,- Orego'“ Employment
Department; Lane County Labor Trends, Publication Reports Oregon -
Employment Department; and the U.S. Census Bureau 2010 America
Community Survey. ~

oA
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SECTION Il Overview of Planning Process

The most successful planning initiatives are not those which are merely vetted by the
community they impact. Nor are they necessarily projects that enjoy a high level of
support from affected interests. Rather, truly successful planning initiatives evolve
organically from an engaged and empowered community.

The potential of Goshen has been recognized in the region since the early settlers of
the area in the mid-1800s. In fact, the significance of the location of the Goshen area
as a prime area for commerce based on the numerous location advantages, dates back

and lumber mills in Goshen.

More recently, the idea to explore options for expanding uses in Goshen dates bac
2009. For years the County has diligently engaged the, commumty in dlscussmns‘? bout
the future of the community. The County takes seriously the commitment to Oregon
Statewide Planning Goal 1 for Citizen Involvement, to e re ‘,at citizens have the
opportunity to be involved in all phases of the planning process. As described below,
the County has engaged in significant dialogue with the community and other potentially
affected parties who are interested in or be impacted by ect. The County
intends to continue facilitating this robu: ‘ '

outset of the project, to ascertain the level of acceptance by the community of the
concept, and gather ideas and désired outcomes for inclusion in the drafting of the initial
plans as they were developed.

The County has dlscussed the project with key stakeholders, including the Lane County
Board of Commissioners, the Lane County Planning Commission, the City of Eugene,
the City of Sprmgfleld the Clty of Creswell, Land Watch Lane County, Goal 1 Coalition,
large industrial land owners.in Goshen, DLCD staff, the Lane Metro Partnership and the
Oregon Economic & ommunlty Development Department.

Apart from the guidance provided by the BCC’s direction to pursue an increased level of
employment uses to develop in Goshen, staff did not have preconceived plans or ideas
about how the GREAT plan would take shape. The community meetings were intended
to encourage a “grass roots” effort, wherein the County engaged the community to help
form the plan and encouraged the community to become invested in it.
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After the initial public open house in April 2011, staff took the information and input
provided by the public and developed some concepts that would allow an increased
level of employment uses to develop within the community. The second open house in
June 2011 was a report back to the community to present the initial concepts and ideas,
based on the feedback the County had received at the first open house. Staff sought
detailed feedback with more specific results to help refine the ideas, including what
specific uses should or should not be allowed, how mitigation measures could be put in
place to address concerns, and ways of enhancing the existing community. At the third
open house in November of 2011, there was a presentation of a draft code for
consideration and an opportunity for community members to review the draft code
language, ask questions, and provide comments.

To begin the official public hearings process, the County sent notice of the
amendments and exception to DLCD. The County has conducted: pubhc hearings
process with the Lane County Planning Commission and the Board of Coun y
Commissioners. : o

Proposed Exception Area

The boundary of the area proposed for the amendments: nd the Goal 14 exception,
which would allow for urban levels of industrial and limited, etated small-scale
commercial development, follows the existing boundary of the:Rural Industrial
designated lands within the umncorporated»coymmunrty of Goshen estof I-5. A map is
attached as Exhibit D-1 to show the boundary. Exhibit D-2 lists t,e properties proposed
for the exception, amendments, and zone cf nges. ..

n Goshen that is being proposed to
parcels on the east side of I-5 are not

The entire existing Rural Industrial (RI) zone
be amended is 316.54 acres, (The two Rl-zo
proposed for change.) Thi d

with the north mill site (six tax;lo s) bemg approxrmately 73 acres, and the southern m1||
site (one tax lot) being approximately 115 acres. Note: there are three tax lots zoned
industrial located north — northwest of Hampton Road, west of Hwy 99, which are not
considered: part of the southern mill. S|te The’ tnangular area south of Hampton Road,
west of Hwy 9 is approx1mately 38 acres.

The County has ldentlfred the foIIowmg described area as the “surrounding area” or the
potential impact area; those ‘properties west and southwest of the Interstate 5 freeway
to the east; south of and including the USA and City of Eugene owned property to the
north and northwest éast of the east line and the northern and southern extension of
the east line of the RR5-NRES zoned property to the west; and north of Dillard Road to
the south. A map of the surrounding area/potential impact area is attached as Exhibit E.
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The findings that follow begin with the proposed Goal 14 exception and the
Transportation Planning Rule. They then address amendments to the County’s
comprehensive plan, plan map, zoning ordinance and zoning map.

{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
18




SECTION IV Goal 2, Exception Process
OAR 660-004-0000
Purpose

(1) The purpose of this division is to interpret the requirements of Goal 2 and ORS
197.732 regarding exceptions. This division explains the three types of
exceptions set forth in Goal 2 “Land Use Planning, Part ll, Exceptions.” Rules
in other divisions of OAR 660 provide substantive standards for some specific
types of goal exceptions. Where this is the case, the specific substantlve
standards in the other divisions control over the more general standards of
this division. However, the definitions, notice, and planning.and zoning
requirements of this division apply to all types of exceptlons The types of
exceptions that are subject to specific standards in other d|V|S|ons are

(a) Standards for a demonstration of reasons for samtary sewer service to
rural lands are provided in OAR 660-011- 0060(9),

(b) Standards for a demonstration of reasons for urban transportatuon
improvements on rural land are provided in OAR 660-012-0070;

(c) Standards to determine irrevocably committed ej\ eptions pertaining to
urban development on rural land are provided in OAR 660- -014-0030, and
standards for demonstration of reasons for urban develo
land are provided in OAR 660 0; : @

FINDINGS: The proposed reasons

the provisions in OAR 660- 004 0018(4 The‘ provnsmns of this section are
discussed below. N

The standards required to be addressed fo_ e proposed reasons exception to
Goal 14, as SpeCIerd in OAR 660-004- 0018(4) to allow urban levels of industrial
development on rural land are provided for and discussed below in section OAR
660-014- 0040 as speCIfled in ( ) above

(2) An exception is a deCISlon to exclude certain land from the requirements of
one or more applicable’ stateW|de goals in accordance with the process
specified in Goal 2, Part ll Exceptions. The documentation for an exception
must be set forth in a fgcal government’s comprehensive plan. Such
documentation mustsupport a conclusion that the standards for an exception
have been met. The conclusion shall be based on findings of fact supported
by substantial evidence in the record of the local proceeding and by a
statement of reasons that explains why the proposed use not allowed by the
applicable goal, or a use authorized by a statewide planning goal that cannot
comply with the approval standards for that type of use, should be provided
for. The exceptions process is not to be used to indicate that a jurisdiction
disagrees with a goal.
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FINDINGS: The RCP specifies in Goal 2, Policy 9 that exceptions to LCDC
Goals shall be in accordance with OAR 660-004-0000 (the Goal 2 Exception
Process) and shall only be taken at times of plan adoption or amendment. The

County is proposing the contemplated changes as part of an amendment to the
RCP.

The use proposed to be allowed under this exception is urban levels of industrial
and limited, primary industrial use related, secondary, small-scale commercial

development on rural land at levels not otherwise authorized by Goal 14 and the

The policies and the‘e"' en ia charac eristics of the proposed exception area that
lnclude

Existing, all spur—served industrial properties.

Existing Highway interchange providing access to I-5 and Hwy 58.
Highway 99, which runs through the community.

Community water system in place.

Natural Gas main line running through the community.
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e Location within the Emerald People’s Utility District (EPUD) service area,
providing electrical power.

e Access to fiber optic infrastructure.

e Close proximity to the second largest metropolitan area in the state.

e Close proximity to the University of Oregon, Lane Community College,
and Willamette Christian University.

o Community served by Lane Transit District (LTD).

e County identified as “distressed” by Business Oregon.?’

Without an exception, Goal 14 does not allow urban levels of industrial
development. To achieve the objectives of the RSIA designation
exception is required. The reasons that explain why the propq

reference herein.

The proposed urban level of industrial uses exceeds the limits in OAR 660~
0030(3), which applies to unincorporated communltles ThIS rule permits a
county to authorize:

(e) New uses that will not exceed the capacity of water and sewer service
available to the site on the effective date of this rule, or, if stich services are
not available to the site, the capacity. of the site itself to‘ rowde water and
absorb sewage;

(H NeW uses more /ntens1ve than those allowed undersubsect/on (a) through (e)

: ‘comprehensive plan

(A) That such uses are necessary to'provide employment that does not
exceed the total ‘projected work force within the community and the
surrounding fu’ | area; ;
(B) That such uses not“rely upon a work force employed by uses within
urban growth bounda s, and
(C) That the determ/nat/on of the work force of the community and
surround/ng rural area considers the total industrial and commercial
‘_einployment in the Community and is coordinated with employment
“projections for nearby urban growth boundaries.;

(9) Industrial uses, in t, ding accessory uses subord/nate fo industrial
development, as provided under either paragraph (A) or (B) of this
subsection
(A) Industrial developments sited on an abandoned or diminished industrial
mill site, as defined in ORS 197.719 that was engaged in the processing or

%" Distressed Areas in Oregon. Produced monthly by Business Oregon based on current data from the Oregon
Employment Department. Posted September 27, 2012. http://www.oregon4biz.com/Publications/Oregon-

Economic-Data/Distressed-Areas-in-Oregon/
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manufacturing of wood products, provided the uses will be located only on the
portion of the mill site that is zoned for industrial uses.

The County finds, based on the following findings, that the proposed use cannot
comply with the rule.

OAR 660-022-0030(e) - New uses that will not exceed the capacity of water and
sewer service available

The proposed use is for urban levels of industrial development on rural land. The
existing mdustnally zoned Iands are served by an existing community water

n evaluation of OAR
y finds that utilizing this

un , the surrounding rur; aréa or persons traveling through the
area. ThlS is mcon stent Wlfh the des:gn on of Goshen as a Regionally

services to areas outside the surrounding rural area.
llow the urban levels of industrial uses to be

mformatlon“;that 1000 Fnends of Oregon has submitted into the record for the
Goal 14 exceptlonkto make the case that the workforce provision contained in
30(f) can accomplish everything the county desires. Its
September 26, 2012 submittal includes a five- -page letter, together with 45 pages
of exhibits. The County has thoroughly examined the proposed testimony and
finds that it does not justify the urban level of development sought by the Goal 14
exception.
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The argument of 1000 Friends is based on imprecise data. The 1000 Friends
submission includes two exhibits, B and E, which the County examined. These
exhibits were produced through the use of a complex spreadsheet, included as
an exhibit, which 1000 Friends delivered to the County. Using the same source
data and spreadsheet for calculating the numbers proposed by 1000 Friends, the
County finds that instead of the 4,014 expected increase in rural jobs by 2032,
there will only be an increase of 2,059 jobs.

Following the same logic used in the proposal and using the updated job-creation
number of 2,059, the County also calculated that 60% of these jobs could be
assumed to be industrial (see Exhibit F submitted with the 1000 Frlends
proposal). In its own calculations, the County used the actual number from
Exhibit F, which is 59.7%. Using either number, the number ustrlal jobs
expected is considerably less than the number calculated “Frie
59.7% is used, there will be 1,229 jobs; if 60% is used, there will be 1, 235]0bs
Subtracting the 675 industrial jobs that 1000 Friends contends can be located on
other rural industrial lands in the study area (see Exhlbrt G submitted by 10
Friends), 554 new industrial jobs can be expected in Goshen

The 2,059 job number calculated by the County, as compared to the 4,014
expected rural jobs proposed by 1000 Friends, was calculated utilizing three
slightly different numbers in the 1000 Friends spreadsh\eet The first of these is
the forecasted 2010-2020 average annual growth rate (/ ) for Lane County,
as provided in the Oregon Employ nt Department (OE his forecast is
provided on page 2 of Exhibit E of the. 1000 Fnends submittal. As calculated on
the bottom of that forecast page prowded by 1000 Friends, the AARG is 1.7%.
However in checking the calculation, the County finds 1.66% to be more
accurate. The County.uses this 1 66% wumber rather than the 1.7% rounded
number in cell E7 of the spreadsheet Thi mall change results in a 950 job
difference in ceII 9 of the spreadsheet

The second drfference mnumber used is in regard to the projected job growth for
Eugene. Using the Envrsron Eugene numbers for job growth out to 2031, the job
numberis prOJected for one additional year, to 2032, in cell B25 of the
spreadsheet On pages 8-9 of Exhibit B submitted by 1000 Friends (pp. 4-21
and 4-22 of the Envision Eugene Land for Industrial Jobs technical summary),
the job growth rate is drscussed The job growth rate of 1.0% is used for the
years after. 2023. Thrs is slightly higher than Eugene’s projected 0.9% population
growth rate. In.the: proposal by 1000 Friends, a 0.9% job growth rate was used
to arrive at the 2032 job projection number rather than 1.0%. When the one-year
extended rate is changed from 0.9 to 1.0%, the job number changes from
148,930 jobs (using 0.9%), to 149,078 jobs (using 1.0%). This results in a
difference of 148 jobs.

The third number that is looked at is the variable 2020-2032 study area job
growth number. The value of 1.15% is used in cell L1 in the spreadsheet
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provided by 1000 Friends. This number is based on an overall pre-recession job
growth rate of 1.4%, based on the temporary high forecasted job growth rate of
1.7% (as discussed previously the County utilizes 1.66% as calculated from the
OED data). The 1.4% overall job growth number is calculated from the OED
2006-2016 pre-recession job forecast data (see page 1 Exhibit E of 1000 Friends
proposal). This number calculates out to 1.39% based on this data. Using the
1.39 and 1.66% calculated numbers; the County calculated 1.12% as the 2020-
2032 study area job growth nhumber in order to achieve an overall 1.4% (1.39%)
job growth number for 2010-2030. Using this 1.12% instead of 1.15% in cell L1,
the result is 860 jobs less in cell G10.

that the number of resulting jobs that can be utlllzed using ls prowsnon does not
justify the level of urban Ievels of industrial development ’as contemplated by the

1000 Friends
proposal

# of Rural Jobs 4014
(cell G10)
60% Ind. Jobs 2408
(cell G11)
Less 675 Ind. -875
Jobs on other
rural lands
Total jobs 173 172
needed in
Goshen

hanges in the numbers. However, the key point is
tifm utilizing the above referenced provisions. The

proximity to I-5 as welI as nghways 58 and 99, that also have a resource of
industrial land for smaller supportive industrial uses in close proximity in the
same commumty is an ‘opportunity that cannot be realized through utilization of
these provisions. .The above provision does not require limiting the uses,

density, services, and activities to only those that are justified, as is requ1red with
the proposed Goal 14 exception. The qualities or reasons that make Goshen
unique and justifiable under the Goal 14 exception are qualities that could be lost
through utilization of the workforce provision. As an example there would be no
need to create a minimum lot size through utilization of the workforce provision,
as is proposed with the Goal 14 exception to protect the existing large sites,

{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
24




since the employment that could arguably be justified under the workforce
provision would not necessitate large sites.

Similarly, if the workforce argument were feasible, the provisions could be utilized
on other sites or properties throughout the County. This would negate
recognition of any of the unique site characteristics or strategic locational
advantages that make Goshen desirable for more intense development to begin
with.

OAR 660-022-0030(g)(A) - Abandoned or diminished industrial mill site
provisions

The subject properties do not qualify as abandoned or diminished.industrial mill
sites. ‘
ORS 197.719 defines abandon or diminished mill site.as a \m//I plant or other
facility engaged in the processing of manufactur/ng of wood products A
including sawmills and facilities for the productlon of plywood veneer, .
hardboard, panel products, pulp and paper; that: ¢
(a) Is located outside of urban growth 'bou
(b) Was closed after January 1, 1980, or has béen operat/ng at less than
25 percent of capacity since January 1, 2003; and ..
(c) Contains or contained p nent buildings used n] the projection of
manufacturing Woodp ,d ‘ts"

The subject properties are Iocated outSIde of an growth boundaries.

However, the sites that have a mill, plan r other facmty engaged in processing
of manufactured wood products are not closed, and have not been operating at
less than 25 percent: of capaolfy since Jan‘ ary 1, 2003. As part of the record, the
County has received a letter from the large t"mlll site property owner, Goshen
Forest Products, LLC statmg%that they are currently operating, and that they
have not been operatmg at less than 25% of capacity since January 1 2003

with representatlves from thls facility, it is apparent that they too would not be
operatmg if they were |ess than 25% of their capacity.

(3) The |ntentnof the exceptlons process is to permit necessary flexibility in the
application of the Statewnde Planning Goals. The procedural and substantive
objectives of the exceptlons process are to:

(a) Assure that c1t|zens and governmental units have an opportunity to
participate in resolving plan conflicts while the exception is being
developed and reviewed; and

(b) Assure that findings of fact and a statement of reasons supported by
substantial evidence justify an exception to a statewide goal.
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FINDINGS: Lane County is seeking to utilize the exceptions process to allow
flexibility in the application of Goal 14, Urbanization, and specifically the Rural
Community Rule implementing Goal 14 that is embodied in ORS 660-022-0030.

This process has and will continue to provide for citizen and government
participation to resolve any plan conflicts; and as presented in this proposal,
assures that the proposed findings of fact and statements of reason are
supported by substantial evidence.

(4) When taking an exception, a local government may rely on information and
documentation prepared by other groups or agencies for the purposke of the
exception or for other purposes, as substantial evidence to s if
findings of fact. Such information must be either included or;
incorporated by reference into the record of the local exce p
Information included by reference must be made available to inte
persons for their review prior to the last evidentiary heari

designated land in the Unincorporated Community o
demonstration of reasons to allow urban levels of mdu
industrial use related, seconda
land as specified in (1)(c) above are'c
addressed below.

. The Regional Prosperlty Economic Development Plan, Eugene,
Sprmgfleld Lane County, approved by the Joint E|ected Officials on
26,20

oA

“Time to Deliver, Policy Playbook” from the 2011 Leadership Summit,
2011 Oregon Business Plan; Oregon Competitiveness: Creating a State
Economic Strategy, 2012 Harvard Business School;

6. Oregon Labor Market Information System for Lane County, Oregon
Employment Department; Lane County Labor Trends, Publication
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Reports, Oregon Employment Department; and the U.S. Census Bureau,
2010 American Community Survey.

These documents are incorporated into the record by reference herein. Both of the
ECLA and CIBL documents include an Economic Opportunities Analysis (EOA) that
include regional information®, an inventory of buildable Industrial/Employment land, and
the documented need for additional Industrial/Employment lands in the region.

% City of Eugene Comprehensive Lands Assessment (ECLA), pre-policy analysis,.
Appendix B — Economic Opportunities Analysis

p. B-19, A regional economic system is complex and is difficult to model, muc

benefits of models, on the basis of intuition alone. Nonetheless, th

economic development policies get adopted. In light of that reahty,

following figures is to provide a framework for thinking about

intuitions more mformed

he purpose of this section and he
ses and effects that will make the

tdoes Thus, Eugene benefits
in the reglonal economy.

p. B-53, Some industries in the region’s em
industries typically have boom and bust cycle

freglon s hlgh-tech companies are subject to
ges in production methods and consumer

economic trends and energy price changes Finally,f‘

market trends in the high-tech. mdustry, including cl

purchasing patterns.
p. B-87, Eugene does not ave an exis employmen ,foyy ‘cast OAR 660-024-0040 (8) (a) (A) allows the
City to determine employment land needs based on "The'county or regional job growth rate provided in
the most recent forecast publlshedfby the Oregon: Employment Department.” Eugene is part of Region 5,
which includes all of Lane County. Table B-14 shows the Oregon Employment Department’s forecast for
employment growth by industry for Lane County over the 2006 to 2016 period.

City of Springfie Commercia n‘d Industrial Buildable Lands Inventory and Economic Opportunities Analysis,

p. 37, One way to determine opportunltles for economic development is to determine the sectors with
the greatest expected growth in the region (based on the Oregon Employment Department’s forecast for
employment growth m Lane County between 2006 and 2016) and the greatest concentration of existing
employment in the’ ‘community (based on a comparison of employment data in Springfield and the State
in 2006).

p. 45, economic opportunities in Springfield are a function of regional historical trends and future
economic shifts

p. 46, Historical employment trends show a substantial shift in the Region’s economy that mirrored shifts
in the State and national economies, specifically the substantial growth in Services and decline of

Manufacturing.
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OAR 660-004-0010

Application of the Goal 2 Exception Process to Certain Goals

(1) The exceptions process is not applicable to Statewide Goal 1 “Citizen
Involvement” and Goal 2 “Land Use Planning.” The exceptions process is
generally applicable to all or part of those statewide goals that prescribe or
restrict certain uses of resource land, restrict urban uses on rural land, or limit
the provision of certain public facilities and services. These statewide goals
include but are not limited to:

in th|s rule.

(2) For “physically developed” and “irrevocably committed” exceptions to goals,
residential plan and zone designations shall authorize a single numeric
minimum lot size and all plan and zone designations shall limit uses, density,
and public facilities and services to those: ...
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(3) Uses, density, and public facilities and services not meeting section (2) of this
rule may be approved on rural land only under provisions for a reasons
exception as outlined in section (4) of this rule and applicable requirements of
OAR 660-004-0020 through 660-004-0022, 660-011-0060 with regard to sewer
service on rural lands, OAR 660-012-0070 with regard to transportation
improvements on rural land, or OAR 660-014-0030 or 660-014-0040 with regard
to urban development on rural land. (Emphasis added)

FINDINGS: The proposed use for urban levels of industrial development on rural
land requires a reasons exception by rule; therefore, it does not meet section (2)
of this section, for “physically developed” or “irrevocably committed” Iands As
specified in (3) above, the exception is being proposed as a reasons exception
under the applicable provisions of OAR 660-014-0040 for urban levels of
industrial and limited, primary industrial use related, seconda\_y small-scale
commercial development on rural land (Goal 14 exceptlon) Additionally, the
provision under section (4) of this rule is addressed: below Any applicable -
sections of OAR 660-004-0022 are addressed a: requ1red through apphcatlon of
the provision of 660-014-0040. .

(4) “Reasons” Exceptions:

(a) When a local government takes an exception under the “Reasons” section
of ORS 197.732(1)(c) and OAR, 660 004-0020 through | 660-004-0022, plan
and zone designations must limit the uses{densnty, publlc facilities and
services, and activities to only those that_ re justlkfled in the exception.

FINDINGS: In accordance with this provision, the proposed reasons exception
to Goal 14 is being taken under ORS 197, _732(2)29 and OAR 660-004-0022 as
addressed below.’ The proposed zoning designations will limit the uses, density,

and activities as{]ustlfled in the' proposed;exceptlon These limitations are
discussed below in more. detall

nges the types or intensities of uses or public
an area approved as a “Reasons” exception, a
‘ easons” exceptlon is required.

é; 1

FINDINGS:: The County is not proposing a change to an area approved as a
reasons exceptlon ‘The unincorporated community of Goshen was originally
approved as a d, fveloped and committed exception area to Statewide Planning
goals 3 and 4, hot as a reasons exception to Goal 14. Therefore, this criterion is
not applicable.

*® The ORS reference of 197.732(1)(c) in this standard does not exist. The reference could more broadly be
referring to ORS 197.732(1), or more specifically to 197.732(1)(b)(C). Most likely it is referring to 197.732(2)(c).

Regardless, the County has addressed all of the applicable statutory sections.
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(c) When a local government includes land within an unincorporated
community for which an exception under the “Reasons” section of ORS
197.732(1)(c) and OAR 660-004-0020 through 660-004-0022 was previously
adopted, plan and zone desighations must limit the uses, density, public
facilities, and activities to only those that were justified in the exception or
OAR 660-022-0030, whichever is more stringent.

FINDINGS: The County is not proposing to include land within an
unincorporated community for which an exception was previously taken.
Therefore, this criterion is not applicable.

OAR 660-004-0020
Goal 2, Part li(c), Exception Requirements

(1) If a jurisdiction determines there are reasons conSIstentVVW|th OAR 660 0045
0022 to use resource Iands for uses not allowed by the appllcable Goal or fc

660-004-0020 are not applicable.
OAR 660-004-0022
Goal 2, Part li(c), Exce’

Reasons Necessary to Justlfy ’/n Exceptlon under Goal 2, Part li(c)

An exception under Goal 2, Partl| ) may be taken for any use not allowed by the
applicable goal(s) or for a use autherlzed by a statewide planning goal that
cannot comply with the approval 'standards for that type of use. The types of
reasons that may or may not be used to justify certain types of uses not allowed
on resource lands are se forth in the following sections of this rule..

..Reasons that may justify the establishment of new urban development on
undeveloped rural land are provided in OAR 660-014-0040.

FINDINGS: The proposed reasons exception justifies the establishment of new

urban levels of industrial and limited, primary industrial use related, secondary,

small-scale commercial development on rural land. The applicable parts of these

sections as applied through the Goal 14 exceptions process (OAR 660-014-
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0040) are addressed below. Goal 14 authorizes the proposed exception. Goal
14 states in applicable part that “In unincorporated communities outside urban
growth boundaries counties may approve uses...more intensive than allowed
on rural lands by Goal... 14, either by exception to those goals, or as provided
by commission rules...” (Emphasis added). It is clear from this language that
the option to use the Goal 14 exception process is up to the County.

Additionally, that County finds that it is significant that the Goal 14 exception
process is listed first in this language. The only uses specifically authorized by
Goal 14 other than those allowed by the exception process or through application
of commission rules as referenced above (which are at the option of the County),
is the industrial development on industrial lands outside of urban growth
boundaries authorized by ORS 197.713 and 197.714, as |mplem ‘
additional Goal 14 related administrative rules.

As discussed above, the County finds that the proposed use'is not authorlzed by
a statewide planning goal except through an exception. Addltlonally the County
finds that based on the Goal language the Goal prowdes the County the option to
choose if an exception will be sought or commission rules will be utilized. -The
proposed use of new urban levels of industrial-and limited, primary industrial use
related, secondary, small-scale commercial deve opm t 'on undeveloped rural
lands is specifically authorized in OAR 660-014-0040;

(1) For uses not specifically provided for.in this division, n QAR 660-011-0060,
660-012-0070, 660-014-0030 or 660-014-0040, the reasons shall‘]ustlfy why the
state policy embodied in the applicable goals should not apply Such reasons
include but are not limited to the followmg 4

FINDINGS: The proposed use is specuf ally prowded for in this division as
stated above. Thefrefore this standard is not: applicable. The proposed use is

evaluated under OAR 660- 01 0040.

(3) Rural Industrial Development For the'smng of industrial development on
resource land outside an urban growth boundary, appropriate reasons and facts
may include, but are not limited t the following:

FINDINGS: The proposed exception is not to site industrial development on
resource land. The exception proposes to allow new urban levels of industrial
development on eX|st|ng non-resource/exception land. Therefore, this criterion is
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SECTION V Findings — Goal 14 Exception, REASONS
ORS 197.732
Goal exceptions; criteria; rules; review

(1) As used in this section:
(a) “Compatible” is not intended as an absolute term meaning no interference
or adverse impacts of any type with adjacent uses.

(b) “Exception” means a comprehensive plan provision, including
amendment to an acknowledged comprehensive plan, that: "
(A)ls applicable to specific properties or situations and doe
a planning or zoning policy of general applicability; -

(B)Does not comply with some or all goal requirements applic
subject properties or situations; and
(C)Complies with standards under subsection (2) of thls ection.

(2) A local government may adopt an exception to a-goal |f:

(c) The following standards are met:
(A)Reasons justify why the state policy embodie:
should not apply;

(B)Areas that do not require a new.exception cann
accommodate the use;

(C)The long term enwronmen

iin the applicable goals

ive than those uses allowed on rural lands by Goal 11 and 14, by an
exceptlon The Ianguage specifies that the county may approve the uses either
by exceptlon or as provnded by commission rules. The Goal language does not
give preference to. which option the County may or must choose. For the
reasons desc n previous findings, the provisions of the Goal 14 Rules that
do allow for more intensive uses focus on the community and surrounding rural
areas. Those provisions do not allow the full extent of urban levels of industrial
and limited, primary industrial use related, secondary, small-scale commercial
development as contemplated by the County proposal.
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The above standards are more specifically addressed in findings and reasons
provided below under OAR 660-014-0040. Those findings and reasons are
incorporated by reference herein. Based on these findings and reasons the
County concludes that the standards of this section have been met.

(3) The commission shall adopt rules establishing:
(a) That an exception may be adopted to allow a use authorized by a statewide
planning goal that cannot comply with the approval standards for that type
of use;

FINDINGS: The rules adopted by “the commission” (the Land Conservatlon and
Development Commission — LCDC) in relation to this provision contalned in

OAR 660-022-0000 and 660-014-0000. These rules are addressed elsewhere in
these findings and are incorporated herein by reference. Those fin \Lyngs
demonstrate that the proposed exception is authorlzed

ORS 197.719(6)(a)

(b) Under what circumstances particular reasons may or may not be used to
justify an exception under subsection (2)(c)(A) of thls 'section; and

(c) Which uses allowed by the applicable goal must be ound impracticable
under subsection (2) of this section. :

t ell of the above provisions can apply
adopted rules to specifically allow

The appllcable rules are;a dressed be w. The rules relied upon for this
proposal, to-allow urban Ievels of industrial development on undeveloped rural
lands, are contained in OAR: 660-014-0040. Given that the County is proposing
to utlllze provision (b) above,. the County is not also required to address (a)
and/or. (c). Even so, the County provides findings above that demonstrate that
the proposed use canhot be allowed through utilization of other existing rule
provisions.

(4) A local governme‘ t pprovmg or denying a proposed exception shall set forth
findings of fact and a statement of reasons that demonstrate that the
standards of subsection (2) of this section have or have not been met.

FINDINGS: The County, throughout this document, provides the necessary
findings and reasons that demonstrate that subsection (2) of this section have
been met, supported by substantial evidence in the record.
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(5) Each notice of a public hearing on a proposed exception shall specifically
note that a goal exception is proposed and shall summarize the issues in an
understandable manner.

FINDINGS: The County has provided the required notice in conformance with
this standard as evidenced in the record.

OAR 660-014-0040

Establishment of New Urban Development on Undeveloped Rural La ds

and hmlted primary industrial use related, second‘

development on undeveloped rural land. In this cas
is exnstmg exceptlon/non resource land (zoned and de

upon an adjacent or nearby \atural resource.

Reasons jus l’y\“the Goa 4 g)(ception:

FINDINGS: This rule e nguage does not impose any express constraints on the
universe of reasons th‘at may be relied on to justify an exception to allow urban
levels of industrial and limited, primary industrial use related, secondary, small-
scale commetgial dévelopment on undeveloped rural land. It specifically states
that:

“A county can justify an exception to Goal 14 to allow establishment of urban
development on undeveloped rural land.” (Emphasis added)
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It is clear that the rule does not intend to make proximity to a nearby natural
resource an exclusive test for justifying an exception under this rule. There are
several reasons that can justify an exception in this case.

Economic activity in Goshen, and in the region as a whole, is dependent on the
specified land in Goshen because of its unique characteristics: non-resource
industrially zoned and designated land; strategically located near an urban
population center and employee base (Eugene/Springfield metro area); and is
adjacent to significant transportation and utility infrastructure. Under certain
employment projections, and taking into consideration the ability of s}yrrounding

that replaced the previous Rural Industrial zoning for )
community with the General Industrial (GI) and Lig g
at Lane Code 16.280. The Gl and LI zones genetally allow only industriaks lses,
but do allow a small variety of commercial uses, subjectto special perma’cs or

standards. Specifically, both the Gl and LI zbnes a
Office/Headquarters” subject to special standards.

percent gross floor area restriction,
zone allows “contractor staraqe i “equ Qment;f
equipment sales,” and a “mini- storaqe \ 'h

allowed in the m g_gneralRural lndustﬂa! zone applied to the Goshen area
and already justified with.the Goal 3 and 4 exceptions taken previously for that
area, the new-Gl and LI zone uses do not require much additional justification
under a'Goal 14 1 reasons exception.

The county economy WI|| benefit from allowing urban levels of industrial and
limited, related small- scale commercial development on the existing exception
land rather than havmg new resource land utilized for employment uses. In this
case the County is-not proposing to allow urban levels of industrial development
on resource land rather the County is proposing to allow urban levels of industrial
and limited, related small-scale commercial development on rural non-
resource/exception land. The County needs economic development and this
proposal would not create a loss in productive resource land while opening
significant opportunities for additional employment growth and expansion and
diversification of the County’s traditional resource dependent economy, which
has tended to fluctuate with time and agricultural markets.
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There is a clear and significant comparative advantage which would benefit the
county, regional and state economies by allowing urban levels of industrial
development on the existing industrial designated land. The following
advantages would be associated with developing the existing industrial lands in
Goshen with urban levels of industrial and limited, related small-scale

commercial use: reducing the amount of resource land including prime farmland
and Goal 5 Natural Resource lands such as wetlands and riparian areas in the
region, which may be converted to employment uses; reducing the number and
length of vehicle trips on the state, county, and local roadway systems for serving
additional employment lands due to the area’s close proximity to m ‘Jor

industrial use related, secordary:
sites

e Existing lndus:irla zoning and Comprehenswe Plan des1gnat|on
o EX|st|ng lmpacts fr\m lndustnal development (Industnal Character).

ed industrial properties.
Existing Highw mterchange providing access to I-5 and Hwy 58.
Hlyghway 99 runs through the community.

Communlty Wi ter system in place.

as main line running through the community.

Location within the EPUD service area, providing electrical power.

% part of the reason for the lower tax rate is due to not being subject to city taxing districts verses lower county
taxing districts. However, in comparison to another rural industrial zoned property, the Goshen area industrial
zoned land is still significantly lower. The comparisons done shows the Goshen tax rates at generally
$9.8681/1000, compared to $15.3639/1000 for rural unincorporated industrial land north of Coburg, and

$16.7541/1000 for industrial land within the City of Eugene, in west Eugene.
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e Access to fiber optic infrastructure.

e Close proximity to second largest metropolitan area in the state.

e Close proximity to University of Oregon, Lane Community College, and
Willamette Christian University.

e Community served by Lane Transit District (LTD).

e Lane County is identified as “distressed” according to Business Oregon.*'

The cumulative effects of these reasons and site characteristics are
immeasurable and create not only regionally significant and prime industrial land
that is impossible to replicate within the region, but also that is unique within the
state. It is these factors, together with Lane County’s need and desire to improve
and diversity its economy that warrant the proposed exception to allow the urban
level of development on the existing Industrial zoned lands _a

secondarv small-scale commercual uses to support the rail

dependent/related urban industrial and limited, prl‘marv industrial use
related, secondary, small-scale Commerolal;\

FINDINGS In order to succeed the urban levels

commercial uses should be: allowed onthe smaller s1tes to support the rail
dependent urban |ndustrlal ‘and limited, primary industrial use related, secondary,
small- soale commerolal uses on large sites. These reasons include:

The proposed exceptlo area is designated as a Regionally Significant
“Industrial Area (RSIA) by the State of Oregon under ORS 197.723.
Ex:stlng lndustrlal zoning and Comprehensive Plan designation.
EX|st|ng |mpacts from industrial development (Industrial Character).
Presence of existing rail line that serves the community.

Existing nghway interchange providing access to |-5 and Hwy 58.
Highway 99 runs through the community.

*! Distressed Areas in Oregon. Produced monthly by Business Oregon based on current data from the Oregon
Employment Department. Posted September 27, 2012. http://www.oregon4dbiz.com/Publications/Oregon-

Economic-Data/Distressed-Areas-in-Oregon/
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Community water system in place.

Natural Gas main line running through the community.

Location within the EPUD service area, providing electrical power.
Access to fiber optic infrastructure.

Close proximity to second largest metropolitan area in the state.

Close proximity to University of Oregon, Lane Community College, and
Willamette Christian University.

e Community served by Lane Transit District (LTD).
e Lane County is identified as “distressed” according to Business Oregon.*?

Corporations operations.

To determine if urban levels of rail related industrial z
use related, secondary, small-scale commercsaf uses
level of rail dependent industrial usés

supportive industrial use on the larger:s
the practicality of the rai ted uses b

€s, a location at or near the rail dependent uses is
‘uses, a location at or near the rail dependent uses

‘ be practicable, desirable, and important for other
jestion was asked “Does a Iocatlon outslde of the

location within the community and should instead be located inside an urban
growth boundary or.on other rural industrial land.

Providing land for related industrial and limited, primary industrial use related
secondary, small-scale commercial businesses will help attract companies that
can complement the rail dependent uses. Uses of this nature may not be

%2 Distressed Areas in Oregon. Produced monthly by Business Oregon based on current data from the Oregon
Employment Department. Posted September 27, 2012, http://www.oregondbiz.com/Publications/Oregon-

Economic-Data/Distressed-Areas-in-Oregon/
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feasible until the larger rail dependent uses are successfully operating. It would
benefit the larger region, community and the uses by locating in close proximity
to the rail dependent uses by reducing trips and shipping cost, as well as other

efficiencies.

Proximity to competitors, a skilled workforce, specialized suppliers, and a shared
base of sophisticated knowledge about their industry are reasons that are critical
for allowing the supportive rail related uses.

A Goal 11 exception is not n cessary or contemplated with this proposal. The
County currently is nof ~proposmg to extend sewer to the Community of Goshen
with this application. However if and/or when a sewer extension to the
Community of Goshe"' is contemplated, the County finds that the extension of the
sewer would not reqwre a Goal 11 exception as allowed in OAR 660-011-
0060(3), which permits extension of sewer from inside a UGB to serve lands
inside a nearby unincorporated community. This issue will be addressed at a
later time when and if such extension is further contemplated.

MWW%WWWMMMMWW%
3 Hote-airorwater:
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The County finds that a new Goal 3 or 4 reasons exception is also not required
due to the original developed and committed exception to Goals 3 or 4 which was
applied to the land on the basis of its preexisting industrial development.

(3) To approve an exception under section (2) of this rule, a county must also
show:

(a) That Goal 2, Part Il (c)(1) and (c)(2) are met by showing that the proposed
urban development cannot be reasonably accommodated in or through
expansion of existing urban growth boundaries or by intensification of
development in existing rural communities;

FINDINGS: The proposed urban levels of industrial and limi

designated land within a rural community in conformance W|t’\hcth|s criterion The
proposed urban levels of industriai and limited, primarv industrial use related;

neither of the City jurisdictions have adequate ind;
existing UGB’s to meet their or the regions employm
identified is a need for Iarge lot industri

Due to the SIinficant oomparative advantages of the Goshen area, specifically
the superior: access to hlghway and rail, the proposed urban level of industrial
and iimited primary ié se related, secondary, small-scale commercial

industrial_and mited, primary industrial use related, secondary, small-scale
commercial dev lopment through an expansion of an existing UGB in the region.
There are no sites that have been identified by either city jurisdiction that could
provide for superior highway and rail access. These findings are further
supported when considering the significant comparative advantages of the
Goshen community as discussed above.
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Additionally, as contemplated under this criterion, Goal 2, Part il (c)(1) and (c)(2)
states:

A local government may adopt an exception to a goal when:
(c) The following standards are met:

(1) Reasons justify why the state policy embodied in the applicable goals
should not apply.

FINDINGS: The facts and assumptions used as the basis for the proposed
exception include that the existing industrial zoned land within the unincorporated
community of Goshen totals 316.51 acres. The entirety of the: exi ting industrial
zoned lands (except the two Rural Industrial zoned parcel Wlth|n the oommunlty
boundary that is located on the east side of the I-5 freeway W|th1n GOshen is
proposed for the Goal exception. ¢ .

The proposed urban industrial and limited, prima dustrial use related,
secondary, small-scale commercial development does not require location on
resource land. The County is proposing to utilize: existing exception land in a
rural community and to allow urban levels of mdustn ‘and limited, primary

industrial use related, secondary, small scale Commermal development on the
existing exception land.

The proposed use cannot be reason: ly a ommodated through expansion of
existing urban growth boundaries for a:number of r sons. First, there is no
urban growth boundary around the umnc rporated community of Goshen. In
addition, the existing urban growth bounganes of the cities of Eugene and
Spnngﬂeld have both separately been determined to not contain adequate
industrial land cap/ i .

scale industries®*

In a memo.to Governor John Kitzhaber from the Oregon Business Plan Steering
Committee dated January 10, 2011, it is stated that:

“three main problems‘ prevent Oregon from having an adequate supply of
shovel ready industrial sites to support large employers with high wage
jobs”.. The number one listed reason is: “Oregon’s land use laws make it
very d/ff/c tto get enough land, and to make that land ready for
emp/oyment uses. Oregon cities face years of expensive processes and
appeals'to make relatively modest amounts of land available for
employment.”

* See Eugene Comprehensive Lands Assessment (ECLA) June 2010, and the City of Springfield Commercial and

Industrial Buildable Lands Inventory and Economic Opportunities Analysis (CIBL) September 2009.
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To alleviate these problems the Governor recommended that changes in policy,
practice and attitude in order to increase: the supply of shovel-ready, large-lot,
industrially zone land; infrastructure funding; and the speed of the permitting
process.

Goal 9 of the Oregon Land Use Program, contained in OAR 660-009-0000
defines “Prime Industrial Land” (OAR 660-009-0005(8)) as “land suited for
traded-sector industries as well as other industrial uses providing support to
fraded-sector industries. Prime industrial lands possess site characteristics that
are difficult or impossible to replicate in the planning area or region. Prime
industrial lands have necessary access to transportation and freight .
infrastructure, including, but not limited to, rail, marine ports and airports;,
multimodal freight or transshipment facilities, and major transpor
Traded-sector has the meaning provided in ORS 285B.28

The term “Traded sector” is defined in ORS 285B.280.as /ndustr/es ln Wh/Ch
member firms sell their goods or services into marke its for Wh/ch national or
international competition exists.”

Manufacturing is a traded sector industry, whic rings \:evenue into Oregon and
Lane County from outside the State. The following anufacturmg industries
accounted for two-thirds ($19 4 bllllon) of revenue from exports“m Oregon in

centrated in Government
Care, Manufacturing and
ith of traded-sector employment

not appl‘%‘ due to the existing lndustrlally designated lands within the Community
of Goshen*‘ﬁvavmg sngnlflcant comparative advantages which make it impossible
to replicate in the reglon

These advantages include:

e existing industrial/non-resource designation;
e large parcels;

% Eugene Comprehensive Lands Assessment (ECLA) June 2010, page B-60.
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e proximity of supporting smaller parcels to the large parcels;

e adjacency, close proximity, and direct access to the State Highway
system including I-5, Highway 58, and Highway 99;

e adjacency and access to rail;

e service by transit via Lane Transit District;

e proximity to the urban population centers of Eugene and Springfield for
providing an educated and/or skilled workforce;

e proximity to and the presence of the University of Oregon and Lane
Community College;

e access to natural resources; ,

e proximity and access to utility infrastructure including n ural gas
electrical power, and water;

e limited natural resource conflicts (wetlands, floodpla|
and ¢

e relatively level topography (no steep slopes).»x

parian, etc.);

The reasons also include the benefit to the county: economy by creating an, '
environment to stimulate job growth. Addltlonally, there would be no loss to
productive resource lands due to the land already. havmga hon-resource

designation. ‘

It is for all of these reasons that the state policy embodied wnthln Goal 14 (Rural
Unincorporated Community Rule) rnltlng the developmen n the subject Rural
Industrial lands, should not apply to the prop rt'es in Goshen as requested in this
proposal. :

(2) Areas that do not requ1re a new ex e&ption cannot reasonably

accommodate t e use.

FINDINGS: A mapis mcluded as Exhibit: D-1 that shows the area proposed for
the exception (Goshen) An additional’'map, Exhibit D-3 shows “other areas” that
would not require a new: exceptlon There are two such areas identified by the
County, that would not require an exception (the American Flakeboard site in
west Eugene and the,Coburg site-see map). These two properties are discussed
in more detail below.' However, the County has not considered either site as
equally“‘avallable for urban levels of industrial and limited, primary industrial use
related, secondary, small scale commercial development because of the
significant comparatlve advantages presented by the Goshen property.

A recent academlc project by Masters students at Portland State University
(PSU) studied Lane County for determining Re%mnally Significant Industrial
Areas (RSIA) as provided for in ORS 197.723.% Based on the specific factors for

% | ane County, Oregon, An Analysis of Regionally Significant Industrial Areas (RSIA), Ryan Farncomb, Wonkang Lee,
and Beth Otto, March 19“’, 2012, USP 531: GIS for Planners, report and associated PowerPoint presentation in
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determining a RSIA contained in ORS 197.723, the Community of Goshen’s
existing Industrial designated land was included in the recommendation for
designating as a RSIA by the group, second only to a redevelopment site
(American Flakeboard) in west Eugene of approximately 60 acres.

American Flakeboard wood product mill

The other site identified in the PSU study, owned by American Flakeboard wood
product mill (TRS 17-04-28-00 00400), does not meet the essential
characteristics below. The primary limitation of the American Flakeboard mill site
is its distance from the major state freight routes of I-5 and nghwayé,58,‘ as well
as its potential environmental sensitivity issues.

Coburg site

The Coburg site identified by the County is comprised of eX|s mg mdustrlal Ia d,_
located along I-5. These properties are already developed ‘with a motor -
home/motor coach manufacturing facility and other industrial uses. The existing
developed nature of this property contributes to it not being a site for
consideration in this evaluation. Additionally; thi

does not have access to rail facilities.

be reasonably accom \od' ‘ed by mcréésmg the density of uses on committed
lands. This:is.exactly what.is being proposed by the County with this application.

Increas g density’ of uses on committed lands in an existing unincorporated
comm”mty to avoid having re,ﬂ urce lands converted.

A

In condugcting a broad review of alternative areas the County identified
charactenstlcs needed to offer a significant comparative advantage, in order to
promote economic: development to determine similar types of areas that could

- reasonably ac modate the proposed uses. The essential characteristics
identified for the anticipated industrial and limited, primary industrial use related,
secondary, small-scale commercial uses include:

e Existing industrial/non-resource zoned land.
e Can provide significant additional employment
o Minimum redevelopable acreage size of 50-100+ acres.
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e Has superior access to transportation and freight infrastructure
o Close proximity (within 1 mile) and access to major transportation
route, including 1-5.
o Access to (within ¥4 mile) Rail.
e Located in close proximity to major labor markets
o Close proximity (within 5 miles) of the Eugene/Springfield metro
area.
e Has site characteristics that are difficult or impossible to replicate in the region
o Serviced by transit via Lane Transit District;
o Close proximity (within 5 miles) of higher education facilities
(University of Oregon and Lane Community CoIIege) ‘
Direct access (within % mile) to electricity.
Direct access (within 4 mile) to a natural gas pipeline.
Limited natural resource conflicts (wetlands, floodplaln etc)
Relatively level topography (no steep slo es) :

O O 0O O

These characteristics are justified as necessary to define’ prime mdustrlal la d”
and a Reglonally Slgnlflcant Industrlal Area Prime mdustrlal land is dlfflcult or

'major transportation

routes etc. The more specific essentlal characteristi s identified above build on
the necessary components of prime industrial land and. help identify those lands
with superior access to transportation.i frastructure and Sl, lflcant comparative
advantages including location ant 3

communlty of Goshen. Regardless, glven that
iis tangentlal to the M Qi‘and due to the unique characteristics and

The propose'd‘?_‘pe urban level of industrial and limited, primary industrial use
related, secondary, small-scale commercial use cannot be reasonably
accommodated on non-resource land that would not require an exception.
Primarily the significant comparative advantages including access, rail,
infrastructure etc. make Goshen prime industrial land that cannot be replicated in
the region. Additionally, any other non-resource designated land in the vicinity
would have a similar limitation on allowing urban levels of development.

Therefore, an exception would be required on any other non-resource land.
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The proposed use cannot be reasonably accommodated inside an urban growth
boundary. Both of the cities of Eugene and Springfield have found that they do
not have a sufficient supply of industrial land within their UGB’s to meet their
projected needs. Any new areas for industrial growth considered by the cities will
require expansion of their respective UGB’s onto resource land. Specifically in
regard to this proposal, none of the potential expansion areas for employment
land being studied in Eugene or Springfield are proposed to have access to rail,
as well as being large properties in close proximity to |-5.

capacity to serve the additional growth antncnpated in ,Goshen as demonstrated
by a letter in the record from Willamette Water Company. There is no existing
community or municipal waste water system in Géshen. However, the CoUnty
finds that the existing industrial uses have operated fordecades on individual
waste water treatment systems. In some cases n,the mill sites,
hundreds of employees worked at these locations at:different times. The County
finds that water and sewer can reasonably be accommodated through the
existing water system and individual- wastewater treatment systems. There are
many examples of large facilities.op atlng%w' hout connegction to a municipal
wastewater system. Three local examples include the Lane Community College
facility, the new Eugene Water and Ele‘ctrcho EB) facility in west
Eugene, and the large industrial devel

previously housed the Mona

market choice'in tﬁ > reglon/wcmlty (MPO) for mdustrlal land in terms of range of
site sizes and Iocatnon

(b) That Goal 2, Part Il (c)(3) is met by showing that the long-term
environmental, economic, social and energy consequences resulting from
urban development at the proposed site with measures designed to reduce
adverse impacts are not significantly more adverse than would typically
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result from the same proposal being located on other undeveloped rural
lands, considering:

(A)Whether the amount of land included within the boundaries of the
proposed urban development is appropriate, and

FINDINGS: The boundary of the proposed urban levels of industrial
development follows the existing boundary of the industrial designated lands
within the unincorporated community of Goshen, west of I-5. Attached as Exhibit
D-1, is a map showing the proposed exception boundary. This includes following
the boundary of the community boundary itself along the majority of the perimeter
of the existing industrial designated land. The amount of industri gn
land within the existing community boundary is finite, at 316.51 acres, and is
based on the historical and pre-existing uses that were present when the
community boundary was established and formally recognlzed The amount of
land within the boundary is appropriate given the long standing: pattern of~'~ :
development in relation to the surrounding properti s and area.

(B) Whether urban development is limited b the air; ‘water, energy and land
resources at or available to the proposed site, and whether urban
development at the proposed site will adversely affect the air, water,
energy and land resources of the surrounding area "

FINDINGS: The standards in (A)an (B) -above and the ndmgs that address
these standards are primarily focused, ‘on the ,nvrronmental and energy
consequences (air, water, energy, and: 's) resulting from the
proposed use. However (b) above als fntemplates economic and social

- consequences from the: proposed urban levels of industrial development. These
consequences are addressed below. »~

The contemplated ESEE consequences’ under (b) above include the positive
and negative consequences that could result from allowing or prohibiting the
proposed use. . The common context for analyzing alternatives of allowing or
prohlb)tmg the proposed use'is the existing allowed uses on the subject site and
sur unding area (the status quo -discussed below).

The County finds that the potential conflicting uses to the surrounding rural
residential uses, and. farm uses in the area are the proposed urban level
industrial and"‘ mited, primary industrial use related, secondary, small-scale
commercial use k,,as specified in the draft Goshen Industrial zones code (included
as Exhibit B). This code includes provisions for reducing the potential adverse
impacts from the exception area. These provisions include buffering, setbacks,
height transitions, landscaping, lighting standards, noise provisions, etc. The
code also contemplates review by other agencies responsible for assuring
impacts are appropriately address, including wetlands delineated on the site or
surrounding areas that might be affected by a proposed development. The
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record in the previous proceeding included mapping of wetlands in areas of
Goshen according to the U.S. Fish and Wildlife Service National Wetlands
Inventory. That record and related information on the process for review of
potential impacts on wetland provide sufficient evidence of wetlands on the site
and in the surrounding area. In addition to the specific measures included in the
new Gl and LI zones to address adverse impacts of urban development, any new
urban industrial development that will potentially affect wetlands will trigger
review by the Oregon Department of State Lands (DSL) and that review will
adequately address any concerns that might arise about adverse impacts on
wetlands on the site or surrounding lands. That review would also assure any
long-term environmental consequences of developing in or near wetlands are
unlikely to be significantly more adverse in the Goshen area, the fthe
development or any surrounding lands than typical env:ronm It nsequences
of such development on other rural lands.

For the purposes of this criterion the County has identified the foIIowmg 5
described area as the “surrounding area” or the potentlal impact area to include
those properties west and southwest of the I-5 freeway to the east; south of and
including the USA and City of Eugene owned. "
northwest; east of the east line and the northern and s
east line of the RR5-NRES zoned property to the we
to the south. A map of the surrounding area/potenti
Exhibit E.

ithern extension of the
nd north of Dillard Road
pact area is attached as

Areas of other undeveloped rural la that mlght be conSIdered for urban level

1

expansion for ne
farmiland

immunltles tr}roughout the County. The more likely exception areas to
el ‘templated for urban Ievels of development would be located within

rated communities close to the Eugene/SprlngfleId Metropolitan
area, Pleasant Hill and Jasper, which could be considered for new urban
level of development. Pleasant Hill does not contain any Rural Industrial
land, and contains one node of Rural Commercial land. The rest of the
community is Rural Residential. The community of Jasper contains Rural
Industrial land. However, the existing/historic industrial use on those
lands is considerably smaller than that of Goshen.
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Urban levels of industrial and limited, primary industrial use related, secondary,
small-scale commercial development as proposed for Goshen on other
undeveloped rural lands would have more adverse impact than would the
proposed urban level development in Goshen due to the unique set of status quo
conditions that exist in Goshen; conditions that are not present in other areas that
could be considered.

The existing development pattern (the status quo) includes long
established/historical lumber mill sites together with other associated industrial
and commercial uses. One of the existing mills has been located i
community since the 1920’s. The existence of the mills and othe e
industrial uses in the area has had long established impacts to th communrty
These impacts include noise, traffic, lights, air emissions, etc

In addition to the impacts from the existing mills, the area has exrstmg rmpacts
from the I-5 freeway, Hwy 99, Hwy 58, and the rail road ‘These facilities produce
noise, light, air impacts, and some vrbratlons The existence of the major .
transportatron route through this community ha been in-existence since the
Oregon Coastal Military Road (modern day Hwy stablished in the
1860’s. The rail road has run through the community since the 1870’s. The I-5
facility was built through the community in the 1950's." Another existing impact on
the area today is the existence of the U.S. Department of E ergy (DOE) Alvey
Substation that is owned and operated by.the Bonneville Power Administration
(BPA) The infrastructure associated with thi Efa0|||ty is large and visually
impressive in the surrounding Iandscape !

Considering the existing uses allowed onthe mdustrlal designated land in
Goshen today (the status quo)éas compared to the uses allowed under the new
propesed-zoning. mcludlng prowsmﬁ 0 mitigate impacts_and other state or
federal agency feview of pr__gosed developments impacting wetlands, there will
not be an adverse |mpactjon the surrounding areas_or any of the sites in the
Goshen areasubject to the Goal 14 exception. Ane-eEven though similar
provrsrons ‘could be instituted Fhew urban levels of industrial development on

1 : e nature of the existing combination of impacts
‘are unigue in Communrty of Goshen today, the impacts to air, water, energy
and land resources arjrd the long-term environmental, economic, social and
energy consequenceéfresultmq from urban development at the Goshen site will
be less comparedctf” ther exception areas_and not significantly more adverse
than would typically result from the same proposal being located on other
undeveloped rral lands.

Whether urban development is limited by the air, water, energy and land
resources at or available to the proposed site.
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Exhibit D-1 shows the area proposed for the exception, the proposed site. The
proposed urban levels of industrial and limited, primary industrial use related,
secondary, small-scale commercial development that will be allowed through this
exception, as specified in the draft Goshen Industrial zones code, will not be
limited by the available air, water, energy, and land resources.

Air Resources

The air resource available to the proposed site is not limited, but any new urban
levels of industrial and limited, primary industrial use related, secondary, small-
scale commercial development will have to comply with the existin uality
regulations.

Water Resources

~ Water resources are available to the proposed site via @n existing com unity
water system as defined in OAR 660-022-0010(3). . This system can reason ﬁbly
supply the necessary water to meet any lncreased eed based on the proposed
industrial uses as evidenced by the letter fromft Wlllamette Water Company,
who operates the existing community water sys er

Eneray Resources

are provided throughf“the existing
,OE/BPA Alvey electrical
nérgy producer that sells

Energy resources at the propost
infrastructure. Even though there is'the exis
substation in the immediate vicinity, the BP
energy to utility providers for resell to their customers. Emerald People’s Utility
District (EPUD) is the electrical utility provider to the community of Goshen.
According to EPUDxthere is capamty of atleast 1 aMW (average Mega Watt) of
power. As of Octo' r 2011, EPUD ] BPA cation was capped at 53.2 aMW
per year. They fcurrently have about 2. aMW of headroom before all their
allocation is used. Addltlon‘al load could potentially have to pay market rates.
BPA restricts-access to their Tier 1 energy to loads below 10 aMW. Industries
that use large loads 10-50 aMW; would need to work with the utility to secure a
lon term contract.

Additionally, the in Willamette Valley NW Natural Gas line is located in
Goshen. An available pressure determination is assessed on a case-by-case
basis with the NW Gas Company for possible service.

There are no known energy resources generated on the site itself.

Land Resources
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The land resources in Goshen are limited by the confined unincorporated
community boundary. The existing industrial designated land of the proposed
site is finite and limited to 316.51 acres. The proposed code for the Goshen
Industrial zones limits the types of uses and level of development to those that
will not exceed the carrying capacity of the soil or existing water supply
resources. This limitation will allow development that can provide for the sanitary
sewer disposal through an onsite system or through the creation or extension of
a community system._The recently completed Goshen Wastewater Feasibility
Study (January 28, 2015) establishes three feasible wastewater discharge and
treatment alternatives that are capable of being implemented in a timely manner.

Based on these findings, the County concludes that the proposed urban Ievels of
industrial and limited, primary industrial use related, secondarv small scale
commercial development are not limited by the air, water, or ‘energy resources at
or available to the proposed site. The County finds that the land resource.is
limited by the existing community boundary and will: serve to restrict the urban
levels of industrial and limited, primary industrialdse related, secondary, small~
scale commercial development from spreadrn to lands not contemplated by
this exception. <0

Whether urban development at the proposed site will adversely affect the air,
water, energy and land resources offthe surroundlng area, -

S efined above. The proposed
fany adverse impacts on the air,

Exhibit E shows the area surrou k
urban level of development will have n‘eghgr;

water, energy and resources of the surrounding area.

The exrstrng air resource is |mpacted by the exrstlng uses in and around the
communrty as descrrbed above These existing uses include the high level of
traffic utilizing the 1-5 corrldor rail road traffic, existing industrial uses, etc. The
allowances in the proposed code for the urban levels of industrial and limited,
primary rndustrral use'l ‘related, secondary, small-scale commercial development
will not apprecrably increase impacts to the air resource. Any new urban use that
includes air emi Sions will be regulated by the same standards that are in place
for new uses that would be allowed today under the existing zoning.

Impacts to Water Resources

Impacts to water resources from surface water runoff from the new urban levels
of industrial and limited, primary industrial use related, secondary, small-scale
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commercial development will be required to be managed on site through
provisions applied through the new proposed code. This will be a marked
improvement from the status quo, which do not include any local regulations that
regulated onsite stormwater management. This increased level of protection will
reduce the potential for impacts to the water resources in the surrounding area.

The surrounding area outside of the community of Goshen is not served by the
existing community water system. The surrounding area outside of Goshen is
served primarily by individual wells. Since the proposed new development within
Goshen will be served by the existing community water system, there will not be
an impact to the wells in the surrounding area.

To the extent |mpaote to water resources include related Wetl

new development will not significantly adversely impac thos resources in the -
surrounding area any more than the status guo. ,

Impacts to Energy Resources

As discussed above the energy resources at the proposed site is provided
through existing infrastructure from EPUD. The majontywof the surrounding area
is also served by EPUD. Based on.the limited growth potential i
surrounding area outside of the ¢ unity.of Goshen, it is reasonable to
conclude that there will not be any sngnlflcant tional demand for electrical
energy in the surrounding area. Even with t opment of urban level of
uses in Goshen, the electrical demand will continue to be met for the surrounding
area. Given the abov fmdlngs, the Co ty concludes that there is not a limited

Goshen. An avallabledpressure detenﬁl“natlon is assessed on a case-by-case
basis with the NW Gas Company for possible service.

Land resource hesurrounding area are limited in quantity and use. The
majority of the I_,, in the surrounding area outside of the community of Goshen
is zoned for Exclusive Farm Use (EFU) and Forestry (F). Other zoning
designations include Rural Residential (RR), Public Facilities (PF), and Marginal
Lands (ML). The use of the land in the surrounding area closely matches the
zoning designations. The proposed urban levels of industrial and limited, primary
industrial use related, secondary, small-scale commercial development do not
remove any resource land (EFU, F, or ML) from productive resource use.
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Additionally, as discussed in detail throughout this report any new or additional
adverse impacts from the proposed urban use will be mitigated through code
provisions designed to create better compatibility between uses compared to the
status quo._To the extent impacts to land resources include related wetlands, the
findings described in analysis of OAR 660-014-0040(3)(b)(B) above addressing
impacts to wetlands are incorporated here by this reference to conclude any
proposed new development will not significantly adversely impact those
resources in the surrounding area any more than the status quo.

Economic conseguences: Allowing the subject site to be developed with urban
level of development will have both positive short term and long term economic
impacts. Approval will allow construction of new development that will create
construction activity during the build out. This construction activity will provide for
economic stimulus to the community and jobs. Long term --allowing the urban
level of industrial and limited, primary industrial use related, & Ay,

scale commercial development will increase property . value add Iong te m JObS
stimulate the community, and have attendant lmpacts on tax revenues.
Additional positive long term economic impacts include reduced infrastru ure
costs associated with being adjacent to the I-5- ‘corridorzas well as u‘uhzmg an
area that has an existing municipal water system.\,; The, proposed use will also
allow for a reduction of vehicle miles traveled from o ‘lylng communities such as
Creswell, Cottage Grove, Oakridge, and Pleasant Hill to.the employment lands,
as well as due to the close proximity to the metropolita
Springfield. This will have the positi > impact of prowdmg tthe opportunity to
reduce the amount of income spend ¢ :n travel costs. ’

Additional infrastructure and facilities ar_ in place including the existence of the
Goshen Fire Department; the domestic water infrastructure serving Goshen,
road, gas line, etc. Utilizing an area already,{yserved with these facilities will
minimize the expen of prov1d|ng/extend| g these facilities to other new
ealizing a posmve economic consequence.

I of industrial and limited, primary industrial use related
seoondarv sma!l—scale commeicial development could have negative economic
conséquences, as distinct from the status quo. There is the potential for there to
be‘further decline in the forest products industry which has been the primary use
of the mdustnal land ln the community. Having an increased decline in this key
industry wnthout prov1dmg for reuse of the properties for a different industry will
likely further decline the economic conditions in the community and County.
Another potential negative impact from prohibiting the urban levels of industrial
and limited, primary industrial use related, secondary, small-scale commercial
development could be that trip lengths for similar alternative development will be
longer from the primary freight routes, thereby increasing costs to industry.

Social consequences: Allowing the urban level of industrial and limited, primary
industrial use related, secondary, small-scale commercial development on the
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subject site will provide for a wider spectrum of uses that fit with the ever
changing economy. The state recognizes five key industries in which we hold
global competitive advantages. These five industries include:

1. Advanced Manufacturing including everything from high-tech and health
care to steel fabrication and trucking. This sector includes food
processing which has been a key component to the regions manufacturing
employment base.

2. Clean Technology which includes everything from research and
development to manufacturing of renewable energy;

3. Forestry and Wood products. While this industry has been
Oregon is the largest lumber producer in the U.S. And e
Goshen'’s existing industrial lands are focused on this ind
the opportunity for other industry sectors to establishin Gos
prowde flexibility i in-a dynamic economy.

disciplines.
. Outdoor Gear and Apparel.

For many factors' ch as Iabor LLane County does not differ significantly from
the state as a whole. 'E 'otherfactors 'such as |ncome it does. Thus, Lane

As ‘:Oregon has transmoned away from natural resource-based industries, the
composmon of Oregon 's employment has shifted from natural resource- based
manufactunng and other industries to service industries. The share of Oregon’s
total employment i service industries increased from its 1970s average of nearly
20% to about 45% in 2008 while employment in Manufacturmg declined from an
average of 18% in the 1970s to an average of 12% in 2008.

While the transition from Lumber and Wood Products manufacturing to high-tech

manufacturing has increased the diversity of employment within Oregon, it has

not significantly improved Oregon’s diversity relative to the national economy.

Oregon'’s relative diversity has historically ranked low among states. Oregon
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ranked 35th in diversity (1st = most diversified) based on Gross State Product
data for 1963-1986, and 32nd based on data for the 1977— 1996 period.>” A
recent analysis, based on 2007 data, ranked Oregon 31st. ¥ These rankings
suggest that Oregon is still heavily dependent on a limited number of industries.
Relatively low economic diversity increases the r|sk of economic volatility as
measured by changes in output or employment.®

The changing composition of employment has not affected all regions of Oregon
evenly. Growth in high-tech and services employment has been concentrated in
urban areas of the Willamette Valley and Southern Oregon, particularly in
Washington, Benton, and Josephine Counties. The brunt of the degline in
Lumber & Wood Products employment was felt in rural Oregon, where these jobs
represented a larger share of total employment and an even Iarger share of high-
paying jobs than in urban areas. ,

Lane County has an opportunlty to expand our economic base in many key y
industries. However, in order to expand in key mdustrles we must prepare for the
industries. Part of the social impact from a||ow1ng ‘the urban level of development
is being ready and adaptable to changes in industry. This readiness and
flexibility will result in creating and providing jobs t me ,,bers of the community
as a whole.

The level of education in a community may determine a communlty s economic
success in the future, with higher-rai s of.education bemg related to higher rates
of income, growth of well paying JObS and other social benefits such as lower

) orkforce training and post-
secondary education for resldents in La" ”ounty and especially those residents
near the Eugene-Springfield area lncludethe University of Oregon, Lane
Community CollegePacific University, and Northwest Christian College.

Even though the Eugene Springfield | metro area has great access to post-
secondary education, the: percentage of the population over 25 years of age that
has a bachelor’'s degree or higher is still lower than that of the State of Oregon
and Natlonal Ievels The lack of jobs in the region could contribute to the
regions struggle to retaln the h|ghly educated workforce coming out of the local
coHege system |

]
Prowdrng more oppqrt‘tlnity for urban level industries to locate in the region will
have an added.social benefit of retaining the highly educated and/or skilled labor

force that is educated within the community.

% LeBre, Jon. 1999. “Diversification and the Oregon Economy: An Update.” Oregon Labor Trends. February.

%8 CFED, 2007, The Development Report Card for the States, http://www.cfed.org.

* Eugene Comprehensive Lands Assessment (ECLA) June 2010, page B-35.

%% 2010 American Fact Finder, population 25 years and over, percent with bachelors degree or higher, US is 28.2%,

Oregon is 28.8%, Lane County is 27.9%, Eugene-Springfield metro area is 27.9%, City of Eugene is 41.6%.
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Allowing the proposed use will provide another positive social consequence by
not creating new industrial impacts in areas that are zoned as farm and/or forest
resource land. Goshen has a long history as an industrial home to uses that
generate many impacts including traffic (numbers of log trucks during the 70’s
and 80’'s ), noise, light, smell, dust, etc. Allowing the proposed uses will have
both a positive impact in terms of providing opportunity to reduce the impacts
from uses that are currently permissible in the area, through implementation of
new code provisions, and by reducing the need to allow new impacts in areas
that have not already been developed for industrial uses.

The positive social consequences from approving the request wi merous
and systemic, as discussed above. The social consequencesfr denymg the

This ne ,,,icode mcludes many provisions to provide compatibility with the
adjacent land uses. These measures include: buffering, setbacks, height
transitions, lar iscapmg, lighting standards, noise provisions, etc. Compliance
with these measures will be evaluated for each new development within the
proposed area ‘at the time of development.

The proposed urban levels of industrial and limited, primary industrial use

related, secondary, small-scale commercial development will not detract from the

ability of existing cities and service districts to provide services. The community

of Goshen is near the cities of Eugene and Springfield. These cities are served
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with urban level of services through a variety of service providers. These urban
service providers will not be negatively impacted by this proposal to the extent
that it would detract from the cities abilities to provide services.

The community of Goshen is served with a community water system provide by
Willamette Water Company. This service will not be negatively impacted. The
Willamette Water Company has submitted a letter in the record indicating that
they can reasonably provide service to meet increased needs based on the
proposal.

(B) Whether the potential for continued resource management_of Iand at
present levels surrounding and nearby the site proposed )
development is assured.

FINDINGS: Similarly to the findings above under* surroundfng area’, the County
finds that for review under this cnterlon “land surrounding and- nearby the: site” -
includes the same “surrounding area” as descnbed above and as shown on he
map included as Exhibit E. - 4

The present level of resource management on Iand surrounding and nearby the
proposed urban levels of industrial development areais relatively low. The
surrounding properties to the south, east, and west of the proposed urban levels
of industrial development area is primarily existing Exclusive Farm Use (EFU)
zoned properties as well as some:
The surrounding property to the: north of the proposed urban levels of industrial
development area is Rural Industrial (RI) and Rural Pblic Facility (RPF) zoned
properties. Other nearby propertles include a mix of Forest, Rural Industrial, and
EFU zoned properties

The majority of the rround|ng EFU pro ies do not appear to be actively
managed for ag‘ncultural purposes or. resource use. These lands appear to be
either vacant or developed with rural residential uses. Some of the rural
residential uses may contain small hobby farm type operations such as raising
horses-or ‘other animals, and/ raising of crops such as nursery stock, etc. The
exceptlon is the Iargest surrounding EFU zoned property to the south across
Hampton Road where there is an approximately 141 acre property that appears
to be managed for pasture/hay production. Other nearby EFU zoned properties
also appear to be m naged for pasture/hay production type uses.

The County f| ‘that assurances for the continued resource management of
land at present levels surrounding and nearby the site are in place. The
surrounding area is outside of any Urban Growth Boundary. The existing
unincorporated community boundary is defined and well established. The
presence of existing industrial zoning and historic industrial uses has been in
place and coexisted with the surrounding resource uses for decades.
Additionally, as discussed above and throughout this report, the compatibility
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provisions proposed in the hew code for Goshen will help assure that conflicts
will not prevent continued resource management of land at present levels
surrounding and nearby the site.

(d) That an appropriate level of public facilities and services are likely to be
provided in a timely and efficient manner; and

FINDINGS: The community is currently served with a community water system
by Willamette Water Company. A letter in the record from Willamette Water
Company indicates that they can reasonably serve the increased need based on

the proposal.

information will be required to be provided about any exisﬂng or proposed nseW‘e‘r
or water systems for the S|te and the snte s ability.to’ prov:de on- snte sewage

is coordmated with éomprehenswe plans of affected jurisdictions and

consistentw
developmen

ith plans that control the area proposed for hew urban

FINDINGS: This proposal does not consider or impact the establishment of an
urban growth boundary for a newly incorporated city, therefore the first portion of
this criterion is not applicable.

The comprehensive plan that controls the area proposed for the exception (the
existing Industrial zoned property within the unincorporated community of

{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
58




Goshen) that will allow new urban levels of industrial and limited, primary
industrial use related, secondary, small-scale commercial development is the
Lane County Rural Comprehensive Plan (RCP). The area proposed for the new
urban levels of industrial and limited, primary industrial use related, secondary,
small-scale commercial development is not located within the Eugene-Springfield
Metropolitan area General Plan (Metro Plan). Therefore, the City of Eugene
and/or City of Springfield are not affected jurisdictions. Regardless, Lane County
has coordinated with those jurisdictions on the proposed zone change and finds
that the proposal is consistent with the plans for Eugene and Springfield.

Coordination of the new urban levels of industrial and limited, primafy.industrial
use related, secondary, small-scale commercial development proposed for the
undeveloped rural land in Goshen has been done through the: ley of Eugene
“Envision Eugene” (EE) process. The EE process has established a strategy to
work with Lane County to determine the feasibility of estabhshlng an employment
center in Goshen. The City of Eugene, Envision Eugene draft proposal lncludes
seven pillars. The first of these seven plllars is to “Prowde ample economic
opportunities for all community members.” As oné of the six strategies under this
pillar, the City states “Support the development or redevelopment of industrial
sites that are and will remain outside the UGB as: part ¢ “a{reglonal strategy.”
Discussion under this strategy states: “Work with Lane County and the City of
Spnngfleld to determine the feas1bmty of establishing an employment centerin
Goshen.”

Additionally, the County has been wi \Uykmg Wlth the City of Springfield on their
Commercial and Industrial Buildable Lands If v)entory;}{and Economic
Opportunities Analysis (CIBL) process: This coordination has taken place both
on the staff level and Joint Elected Officials level. This ongoing coordination is
also demonstrated by the Jomtly approved Regional Prosperity Economic
Development Plan for Eugene, Spnngfleld and Lane County.
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SECTION VI Findings — Unincorporated Communities Rule

OAR 660-022-0000
Purpose

(1) The purpose of this division is to establish a statewide policy for the planning
and zoning of unincorporated communities that recognizes the importance of
communities in rural Oregon. It is intended to expedite the planning process for
counties by reducing their need to take exceptions to statewide planning goals
when planning and zoning unincorporated communities.

(2) This division interprets Goals 11 and 14 concerning urban and.
development outside urban growth boundaries and applies only:
unincorporated communities defined in OAR 660-022-0010. -

OAR 660-022-0010
Definitions

For purposes of this division, the definitions cont ined infORS 197.015 and the
statewide planning goals (OAR Chapter 660, D|V|S|on 15) pply In addition, the
following definitions apply:

| (1) “Commercial Use” means the use of:land prlmarlly for the r. a'|I sale of

(3) “Community Water System” means a system:that dlstrlbutes potable water
through pipes to at; ast 15 permanent dw ling units, including manufactured
homes within the unlncorporated communlty

(4) “Industrial Use” means "hef ise of land primarily for the manufacture,
processlng, storage, or wholesale distribution of products, goods, or
materials, It does not inclu mmercial uses.

(5) “Permanent resldentlal dwellings” includes manufactured homes, but does

not inclt de dwellings prlmarlly intended for-a caretaker of an industrial use,
commercial use, recreatlonal vehicle park or campground.

(6) “Resort Communlty” is an unincorporated community that was established
primarily for and continues to be used primarily for recreation or resort
purposes: and
(a) Includes residential and commercial uses; and
(b) Provides for both temporary and permanent residential occupancy,

including overnight lodging and accommodations.

(7) “Rural Community” is an unincorporated community which consists primarily
of permanent residential dwellings but also has at least two other land uses
that provide commercial, industrial, or public uses (including but not limited to
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schools, churches, grange halls, post offices) to the community, the
surrounding rural area, or to persons traveling through the area.

(8) “Rural Service Center” is an unincorporated community consisting primarily
of commercial or industrial uses providing goods and services to the
surrounding rural area or to persons traveling through the area, but which
also includes some permanent residential dwellings.

(9) “Urban Unincorporated Community” is an unincorporated community which
has the following characteristics:

(a) Include at least 150 permanent residential dwellings units;

(b) Contains a mixture of land uses, including three or more publlc
commercial or industrial land uses;

(c) Includes areas served by a community sewer system; and

(d) Includes areas served by a community water system.

(10) “Unincorporated Community” means a settlement with a of the oIIowmg
characteristics: -,

(a) It is made up primarily of lands subject to an exceptlon to Statewi
Planning Goal 3, Goal 4 or both; :
(b) It was either identified in a county's acknowledged comprehenswe plan as
a “rural community”, “service center”, “rural center”, “resort community”,
or similar term before this division was adopted (October 28,1994), oritis
listed in the Department of Land Conservation and Development's January
30, 1997 “Survey of Oregon's Unincorporated Communltles ;
(c) It lies outside the urban growth boundary of any city :
(d) It is not incorporated as a city &
(e) It met the definition of one of the four types of unincorporated communities
in sections (6) through (9) of this rule, and mcluded the uses described in
those definitions, pr|or to the adoption of this division (October 28, 1994).

FINDINGS: The Unir orporated Community-of Goshen is identified in the Lane
County acknowledged RCP as a “Rural Community”. The community lies
outside of any UGB area and is'hot-an incorporated city itself. Additionally
Goshen is identified on the Department of Land Conservation and Development's
January 30,1997 “Survey of Oregon's Unincorporated Communities”. Goshen
met the deflnltlon for unincorporated community prior to October 28, 1994 and

wa 'uetlfled as such through; e RCP acknowledgement process.

OAR 660 022-0030
Planning and Zoni ng of Unlncorporated Communities

(1) Forruralc mm nltles resort communities and urban unincorporated
communities, counties shall adopt individual plan and zone designations
reflecting the projected use for each property (e.g., residential,
commercial, industrial, public) for all land in each community. Changes
in plan or zone designation shall follow the requirements to the applicable
post-acknowledgment provisions of ORS 197.610 through 197.625.
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(2) County plans and land use regulations may authorize any residential use
and density in unincorporated communities, subject to the requirements
of this division.

(3) County plans and land use regulations may authorize only the following
new or expanded industrial uses in unincorporated communities:

(a) Uses authorized under Goals 3 and 4;
(b) Expansion of a use existing on the date of this rule;
(c) Small-scale, low impact uses; )
(d) Uses that require proximity to rural resource, as defined in ¢

004-0022(3)(a);
(e) New uses that will not exceed the capacity of water an
avallable to the site on the effectlve date of thls ru

surrounding rural area consid _
employment in the community

developmef
subsectioﬁ:

(4) County plans and land use regulations may authorize only the following
new commercial uses in unincorporated communities:

(a) Uses authorized under Goals 3 and 4;
(b) Small-scale, low impact uses;
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(c) Uses intended to serve the community and surrounding rural area or
the travel needs of people passing through the area.

(6) County plans and land use regulations may authorize hotels and motels
in unincorporated communities only if served by a community sewer
system and only as provided in subsections (a) through (c) of this
section:

(a) Any humber of new motel and hotel units may be allowed in resort
communities;

(b) New motels and hotels up to 35 units may be allowed in an“‘qrban
unincorporated community, rural service center, or rural community if
the unincorporated community is at least 10 miles from he urban
growth boundary of any city adjacent to Interstate \
regardless of its proximity to any other UGB; ,

(c) New motels and hotels up to 100 units may be allowed in any urban
unincorporated community that is at least 10 mile from any urban
growth boundary. 4 .

(6) County plans and land use regulations shaII ensure that new or expanded
uses authorized within unincorporated communltles do not adversely
affect agricultural or forestry uses.

(7) County plans and land use regulations shall allow only those uses which
are consistent with the identified functlz’ capacity and level of service of
transportation facilities serving the comi nlt /, pursuant to OAR 660-012-

0060(1)(a) through (c). "

(8)

orporated communities shall ensure

(A) Will not result in: pubhc healthhazards or adverse environmental
impacts that violate state or federal water quality regulations; and
(B) W|II not exceed the carrylng capamty of the soil or of existing water

(9) County plans and Iand use regulatlons for lands within unincorporated
communities shall be consistent with acknowledged metropolitan
regional goals and objectives, applicable regional functional plans and
regional framework plan components of metropolitan service districts.

(10) For purposes of subsection (b) of section (4) of this rule, a small-scale,
low impact commercial use is one which takes place in an urban
unincorporated community in a building or building not exceeding 8,000
square feet of floor space, or in any other type of unincorporated
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community in a building or buildings not exceeding 4, 000 square feet of
floor space.

(11) For purposes of subsection (c) of section (3) of this rule, a small-scale,
low impact industrial use is one which takes place in an urban
unincorporated community in a building or buildings not exceeding
60,000 square feet of floor space, or in any other type of unincorporated
community in a building or buildings not exceeding 40,000 square feet of
floor space.

FINDINGS: The proposed exception is specifically to allow exceptiﬁcins,tfrom the
provision of this section of the OAR which regulates developmen
unincorporated community of Goshen. The Iimitations on small

le, low impact

community and surrounding rural area or the travel needs ofmpeople pa
through the area, etc. are the types of provisions under this rule that are
proposed to be removed from being applied to the Industrlal lands in Gos

and limited, primary industrial use related, secondarv :
development as contemplated by the.

accomplish everything that the fcounty,\seeks
llmltatlon of only serving the communlfy the
limitations; the proposed urban level of
e related, secondary, small-scale

‘the requlremé’nts of OAR 660 division 11, and include them in the
nsive plan for. unlncorporated communities over 2,500 in population.
ity public facillty plan addressing sewer and water is required if the
umncorporated community is designated as an urban unincorporated
community under OAR 660-022-0010 and 660-022-0020. For all communities, a
sewer and water community public facility plan is required if:

(a) Existing sewer or water facilities are insufficient for current needs, or are
projected to become insufficient due to physical conditions, financial
circumstances or changing state or federal standards; or

(b) The plan for the unincorporated community provides for an amount, type
or density of additional growth or infill that cannot be adequately served
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with individual water or sanitary systems or by existing community
facilities and services; or

FINDINGS: The existing plan for the Goshen Community, the RCP, provides for
an amount, type and density of growth that can only be served by individual
water or sanitary systems, or by existing community facilities and services. This
existing plan policy in the RCP, Goal 11, policy 1 states that: “Lane County shall
provide an orderly and eff/c:/ent arrangement for the provision of public facilities,
services and utilities. Designation of land info any given use category either
initially or by subsequent plan amendment, shall be consrstent with the m/n/mum

telephone service, rural level fire and police protect/on reasonable ccess fo
solid waste disposal facility.” !

Additionally, the proposed code standards for lmplementatlon of the zonlng"'n!
Goshen require that “The proposed use shall not-fesult in public health hazards
or adverse environmental impacts that violate state or federal water quallty
regulations.” And that “The proposed use and dev lopment shall not exceed the
carrying capacity of the soil or existing water supply résources. To address this
requirement, factual information shall be provided about any existing or proposed
sewer or water systems for the site and the site's ab/I/ty“t rovide on-site
sewage d/sposal and water supply community water or ewer system is not
available.” These provisions ensure. that the existing sewer or water facilities are
sufficient for current needs, and that addltlon I growth or infill can be adequately
served with individual water or sanitary s Stems or:by existing community
facilities and services addition, the recentlv completed Goshen Wastewater
Feasibility Study (J: 1 2015) estabhshes three feasible wastewater
discharge and treatment altematlves that are capable of being implemented if on-
existing ore proposed srte §1stem are. nat adequate,

and previous findings discussing the level of service
e herein, staff concludes that these criteria are

Based on these fmdlngs
above, i corporated by refer:
satlsﬂed

(c) Thec mmunlty relles on groundwater and is within a groundwater limited
or groundwater cri 'cal area as identified by the Oregon Department of
Water Resources;

(d) Land in the co unity has been declared a health hazard or has a history
of failing septlc systems or wells.

FINDINGS: The community of Goshen is not within a groundwater limited or
groundwater critical area. Additionally, land in the community has not been
declared a health hazard. Therefore, these criteria are not applicable.

{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
65




OAR 660-022-0060
Coordination and Citizen Involvement

(1) Counties shall ensure that residents of unincorporated communities have
adequate opportunities to participate in all phases of the planning process.
Counties shall provide such opportunities in accordance with their
acknowledged citizen involvement programs.

(2) When a county proposes to designate an unincorporated community or to
amend plan provisions or land use regulations that apply to such a
community, the county shall specify the following: &

(a) How residents of the community and surrounding are
about the proposal;

n etropolltan service districts, and
'For any unmcorporated

notice to all cifies and speclal*‘d|str|ctsi"(|nclud|ng metropolltan service
districts) Iocated within the distance described in OAR 660-022-0040(2).

FINDINGS Coordlnatlon of. ‘new urban levels of industrial and limited,

3ry industrial use: related; secondary, small-scale commercial development
propo ed for the undeyeloped rural land in Goshen has been done through the
City of Eugene “Envnslon Eugene” (EE) process. The EE process has
established a trategy to work with Lane County to determine the feasibility of
establishing an.employment center in Goshen. The City of Eugene, Envision
Eugene draft proposal includes seven pillars. The first of these seven pillars is to
“Provide ample economic opportunities for all community members.” As one of
the six strategies under this pillar, the City states “Support the development or
redevelopment of industrial sites that are and will remain outside the UGB as part
of a regional strategy.” Discussion under this strategy states: “Work with Lane
County and the City of Springdfield to determine the feasibility of establishing an

employment center in Goshen.”
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Additionally, the County has been working with the City of Springfield on their
Commercial and Industrial Buildable Lands Inventory and Economic
Opportunities Analysis (CIBL) process. This coordination has taken place both
on the staff level and Joint Elected Officials level. This ongoing coordination is
also demonstrated by the jointly approved Regional Prosperity Economic
Development Plan for Eugene, Springfield, and Lane County.

OAR 660-022-0070
Applicability

For each unincorporated community in the county, by January 1 1998,ora date
specified in a periodic review work program, all counties shall:

(1) Plan for unincorporated communities under the requw' ments of ’thls
division; or : ¢

(2) Demonstrate that all uses authorized by acknowledged comprehenswe
plans and land use regulations for unincorporated communltles are rural,
in compliance with statewide planning Goals ,

(3) Amend acknowledged comprehensive plans andﬁla‘nd use regulations to
limit uses to those which are ruralfln compllance with statewide planning
Goals 11 and 14; or e,

(4) Adopt exceptions to stateW|de pla nlng Goal 14 and Goal 11 if necessary,
to allow urban uses on rural land. &

FINDINGS: The unlncorporated communi ty of Goshen was adopted as part of
the County RCP in 1984. As, prowded in s bsection (4) of this rule, the County is
now applying foran exceptlon to Goal 14 to allow urban uses on the rural
industrial land in Goshen:
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SECTION VII Findings - Statewide Planning Goals

Goal 1 — Citizen Involvement: To develop a citizen involvement program that
insures the opportunity for citizens to be involved in all phases of the planning
process.

FINDINGS: The County takes seriously the commitment to the Oregon Statewide
Planning Goal 1 for Citizen Involvement, to insure that citizens have the opportunity to
be involved in all phases of the planning process. As described throughout this findings
document, the County has engaged in significant dialogue with the community and
other potentially affected parties that are interested in or may be impacted b .the

Goal 1 is a process goal. This proposal complies with Goal 1 beycause it will be
processed as a legislative application through the county S acknowledged publt

Goal 14 exception that
rd of Commissioners at

process for review of additional findings and lusttﬁcatlont‘of 1
address issues remanded by LUBA includes review by the
public meetings with a public hearing

Goal 2 — Land Use Planning: To establis 1.2 land use planning process and policy
framework as a basis for all decisions and.actions related to use of land and to
assure an adequate factual base for such decisions and actions.

FINDINGS: Part | of Goal 2 quwes ocal gov nments to establish processes and
policies for land use decisi is i place. Part Il of Goal 2 authorizes
exceptions to the goals — > are not in compliance with the goals
under certain circumstances. Statutes also describe when exceptions are authorized.
Detailed ﬂndmgs are:made above and mcorporated by reference herein addressing the

applicable prov13|ons of

Goal 3 icultural Lands; To preserve and maintain agricultural lands.
Agricultural lands shall be preserved and maintained for farm use, consistent
with existing and future needs for agricultural products, forest and open space
and with the state's agri ‘jultural land use policy expressed in ORS 215.243 and
215.700.

FINDINGS: No Goal 3 resource lands are included in this proposal. Therefore, this
Goal is not applicable and the proposed amendments will not affect the RCP
compliance with this Goal.
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Goal 4 - Forest Land: To conserve forest lands by maintaining the forest land
base and to protect the state's forest economy by making possible economically
efficient forest practices that assure the continuous growing and harvesting of
forest tree species as the leading use on forest land consistent with sound
management of soil, air, water, and fish and wildlife resources and to provide for
recreational opportunities and agriculture.

FINDINGS: No Goal 4 resource lands are included in this proposal. Therefore, this
Goal is not applicable and the proposed amendments will not affect the RCP
compliance with this Goal.

Goal 5 — Open Spaces, Scenic and Historic and Natural Resources o conserve
open space and protect natural and scenic resources.

FINDINGS: No sensitive wildlife habitat area or any other Goal 5 resources have been
inventoried or identified on the subject property. A portion of the community of Goshen
is mapped as a Peripheral Big Game Range habitat area.. ‘However, as specmed ir the
RCP, Goal 5, Policy 10, “Lands with an acknowledge exceptlon as “built upon or:
comm/tted” will be treated as Impacted Big Game Ra as identified in the 1982 Lane
County Working Paper on Flora and Fauna and as rewsed an i‘updated in 1983.” Both
the 1982 and 1983 working papers support this policy for Goshen‘ The entire
community of Goshen is acknowledged as a built and commltted exception area.
Therefore the entire community is treated as an Impacted Big Gs e Range area.

Based on these findings, there are no confllcts from the proposed;use with the Goal 5
resource. & '

There are no other inventoried or mapped Goa “tresources on the subject properties.
The proposed amendments will not affect the RCP compllance with this Goal.

Goal 6 — Air, Water and Land Resource Quallty,.r o maintain and improve the
quality of the air, water and lan reso

All waste and process disch: ges from future development, when combined with
such dlscharges from existing developments shall not threaten to violate, or
violate applicable state or federal environmental quality statutes, rules and
standards. With respect to the air, water and land resources of the applicable air
sheds and rlver basins descrlbed or included in state environmental quality
statutes, rules, standards and implementation plans, such discharges shall not
(1) exceed the carrymg capaclty of such resources, considering long range
needs; (2) degrade such resources; or (3) threaten the availability of such
resources.

FINDINGS: Goal 6 protects the quality of land, air and water resources. The focus is
on discharges from future development in combination with discharges from existing
development. State and federal environmental standards are the benchmark for
protection. Where there are state or federal standards for quality in air sheds or river
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basins, then the carrying capacity, hondegradation, and continued availability of the
resources are standards.

A precondition to any urban level of industrial use allowed under the proposed zoning
will be that any new urban level of use or development not exceed the carrying capacity
of the soil or existing water supply resources. To address this requirement, factual
information will be required to be provided about any existing or proposed sewer or
water systems for the site and the site's ability to provide on-site sewage disposal and
water supply if a community water or sewer system is not available. In addition, the
recently completed Goshen Wastewater Feasibility Study (January 28, 2015)
establishes three feasible wastewater discharge and treatment alternatives that are
capable of being implemented if on-existing ore proposed site system ‘adequate.

appropriate safeguards. Plans shall be based oﬁ'a
natural disaster and hazards.

subject to natural events that are known:
man, such as stream flooding, ocean f/oodlng, ground water, erosion and deposition,
landslides, ean‘h?uakes weak foundation soils and oth ards unique to local or
regional areas.”’ There are no such areas known on the subject property. Therefore,
this Goal is not applicable andthe proposed amendments will not affect the RCP
compliance with this Goal.

Goal 8 - RecreatlonaINeeds To satlsfy creational needs of the citizens of
the state and visitors and, wi > appropriate, to provide for the siting of
necessary recreational facili s including destination resorts.

he overriding purpose of Goal 8 is to address all recreational needs, but
its primary focus is on siting and developing destination resorts, defined in Goal 8 as
“self-contained ¢ evelopment[s] providing visitor-oriented accommodations and
developed recreati nal faci 'tles in a setting with high natural amenities.”

FINDINGS

Goal 8 is not directly applicable to this proposal and the proposed amendments will not
affect the RCP comphance with this Goal. No destination resort is proposed.
Furthermore, the subject property is not used for public recreational purposes and is not
designated on any county plan as intended for that purpose in the long run.

*1 OAR 660-15-000
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Goal 9 — Economy of the State: To provide adequate opportunities throughout the
state for a variety of economic activities vital to the health, welfare, and
prosperity of Oregon’s citizens.

FINDINGS: As discussed throughout this report, the proposed amendments are
intended to provide adequate opportunities for a variety of economic activities in the
Goshen community and the larger Lane County region which are vital to the health,
welfare, and prosperity of Oregon’s citizens. Those findings above are incorporated by
reference herein. The proposed amendments are in conformance with Goal 9 and are
directly intended to advance this Goal.

Goal 11 — Public Facilities and Services: To plan and develop a timely, rderly
and efficient arrangement of public facilities and services to serve as a framework
for urban and rural development.

Urban and rural development shall be guided and supported by types and levels:
of urban and rural public facilities and services approprlate for, but limited to, the
needs and requirements of the urban, urbanizable, and rural areas to be served

A provision for key facilities shall be included in plan Cities or counties
shall develop and adopt a public facility plan for‘area_ wi fln -an urban growth
boundary containing a population greater than 2,500 persons. To meet current
and long-range needs, a provision for solid waste dlsposal sites, including sites
for inert waste, shall be included in each plan. In accordance with ORS 197.180
and Goal 2, state agencies that provi nding for transportatlon water supply,
sewage and solid waste facilities shall identify i eir coordlnatlon programs
how they will coordinate that funding wi genmes and with the
public facility plans of cities and counties

FINDINGS: Goal 11 addr\esws facnlltles and services in urban and rural areas. The
subject property is “rural” land and Wl|| remain rural after this approval, in all respects
except as allowed by the amendments 5

“Public facilities and services” defined in the Statewide Planning Goals to include:
“[p]rojects, actlvmes and facnlltles Which the plannlng agency determines to be
necessary fo “the public health safety and welfare.” The Goal 11 Rule defines a “public
facility.” “A publlc facility mcludes water, sewer, and transportation facilities, but does
not include burldmgs structu es or equipment incidental to the direct operation of those
facilities.” OAR 660 11 005(5)

The existing plan for the Goshen Community, the RCP, provides for an amount, type
and density of growth’ ‘that can only be served by individual water or sanitary systems, or
by existing community facilities and services. This existing plan policy in the RCP, Goal
11, Policy 1 states that: “Lane County shall provide an orderly and efficient arrangement
for the provision of public facilities, services and utilities. Designation of land info any
given use category either initially or by subsequent plan amendment, shall be consistent
with the minimum level of services established for that category.” The minimum level of
{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
71




service established in the plan under policy 6 of Goal 11 is: “Service Level: Schools, on-
site sewage disposal, individual water supply system, electrical service, telephone
service, rural level fire and police protection, reasonable access to solid waste disposal
facility.”

Additionally, the proposed code standards for implementation of the zoning in Goshen
require that “The proposed use shall not result in public health hazards or adverse
environmental impacts that violate state or federal water quality requlations.” And that
“The proposed use and development shall not exceed the carrying capacity of the soil
or existing water supply resources. To address this requirement, factual information
shall be provided about any existing or proposed sewer or water systems, ,,for the site
and the site's ability to provide on-site sewage disposal and water sup Iyl a community
water or sewer system is not available.” These provisions ensure tha isti
sewer or water facilities are sufficient for current needs, and that additional:
infill can be adequately served with individual water or sanitary systems or by:eX|st|ng
community facilities and services._In addition, the recently cmleted Goshen
Wastewater Feasibility Study (January 28, 2015) establishés three feasible wastewater
discharge and treatment alternatives that are capable o bemq implemented if on:
existing ore proposed site system are not adequate

The services now available to the subject property include

Service Provider

Fire Goshen RFPD

Police

Schools

Access )

Transit Lane Tranei Distriot (LTD) route 92

Electric . EPUD Emera‘ People s Utility District and Pacific Power
Gas NW Natural Gas

Telephone and
Internet

ComCast

Solid Waste :
Sewer On-site Septic Systems
Water Community water system operated by Willamette Water Company

and Individual wells
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Goal 12 — Transportation: To provide and encourage a safe, convenient and
economic transportation system.

FINDINGS: Detailed findings in demonstrating compliance with Goal 12 are included
below. Those findings are incorporated by reference herein.

Goal 13 -- Energy Conservation: To conserve energy.
Land and uses developed on the land shall be managed and controlled so as to

maximize the conservation of all forms of energy, based on sound economic
principles.

FINDINGS: The County has evaluated the energy consequences above.in detarled
findings. Those findings demonstrate conformance with Goal 13 and are i \corporated
by reference herein. Y

Goal 14 — Urbanization: To provide for an orderly and ffmIent transrtlon fro:
rural to urban land use.

FINDINGS: The County is proposing amendments' that inclu  an exception to Goal
14. Detailed findings are made above and incorporated by reference herein that
demonstrates compliance with Goal 14. o

Goals 15 to 19 — Willamette Greenway iv'C‘oastaI Goals

FINDINGS: These five goals are not apphcable as’ they deal ‘with resources that are not
present on the subject property and the proposed amendments will not affect the RCP
compliance with these Goals, - p |
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SECTION VI Findings - Transportation Planning Rule (TPR)

OAR 660-012-0060
Plan and Land Use Regulation Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan,
or a land use regulation (including a zoning map) would significantly affect an
existing or planned transportation facility, then the local government must put in
place measures as provided in section (2) of this rule, unless the amendment is
allowed under section (3), (9) or (10) of this rule...

Analysis of Section (1)

FINDINGS: In working with the State (DLCD and ODOT) in regard to this p oposal, it

became clear that both agencies believe based on the analysis: prov;ded that the,
proposal demonstrates that there will not be any significant affect:as allowed unde
Section (1).

The information below includes a review of the acknowledge
Transportation System Plan adopted in 2004 and quantifie:
trip generation scenario under the existing and proposed z

e reasonable worst case

The Unincorporated Community of Gos,

The Unincorporated Community of Goshen Iocate apa ﬂ‘pxnmately two miles from the
Eugene-Springfield Urban Growth Boundary
The community is primarily served by Highwa , a state facility that traverses the

area. A railroad line runs parallel to nghway 99 nd also serves the eXIstmg industrial
t

1 -5 acres 5-15 acres | >15acres |Zoned

(Moderate) (Large) (very large) | Area
RI 13 8 3 325.90
RC 7 | -- - 17.57
RR1 16 - - 26.32
RR2 22 ] 7 -~ - 27.16
RR5 -- 9 - - 36.27
RPF 2 1 - -- 10.28
Total Goshen Community area land 443.50
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Table 1 shows that the majority of lands (76%) within the community of Goshen are
zoned Rural industrial (RI). The primary objective of the Goshen project is to expand
the size of allowed land uses for the existing Rl zoned industrial lands west of 1-5 within
the community of Goshen, 316.51%* acres.

The County TSP

Lane County has an acknowledged TSP, adopted in 2004. Through the TSP adoption
process, trip generation for individual County roads and their improvement needs were
exammed The adopted TSP indicates that extenswe con31derat|on was glven to the
included the existing exception areas including the 35 unincorporated ¢ mmunltles)
On pages 60-61 of the TSP, it is noted that the TSP update work “invc ) ved re-examining
the data for each developed and committed area as to zoning, the mber of built upon
and vacant parcels, estimating the number of parcels that could be re- d/wded and
estimating the number of parcels that could be rezoned to higher density.” Laterit .
states that “based upon building permit activity, it was estimated that approx1mately;300
additional parcels had been developed since the 1996 ‘anaIySIs resulting in
approximately 1,500 vacant parcels remaining in developed and committed areas that
could be developed outside of urban growth boundarie . Additionally it is noted that,
“while a more extensive time consuming analysis could b e for a small number of
areas, it would not be expected to result in significant changes.in the est/mates for
purposes of this analysis... ~

of the land use trends and
With the specific attention
oes not identify any traffic issues nor

As md|cated above, the TSP includes cons _erat

given to unincorporated communities, the TS
needed improvements in the Goshen area.

The Rural Industrial designation in the Unincorporated Community of Goshen exists
primarily as a result of the timber. related industries long established in this community.
While'some propertles are Stl" opel ting with timber related uses, other properties have
i l uses. During the previous decades of vibrant
timber harvestmg activity in Lane County and surrounding area, the Goshen Community
hosted severa| tlmber related compames and actlvmes Ina statewnde effort to permit

Leglslature adopted a Statute ORS 197.719(3), which allows “any level of industrial
use” on abandoned or dlmmlshed mill sites. This provision is codified in Lane Code
Chapter 16.292(0) as’ listed below, and is applicable to the Rl zone in Goshen
(emphasis added).

*2 The total Rl zoned land in Goshen is roughly 325.90 acres. There are two tax lots east of I-5 that are zoned Ri
that are not included in the proposal. These two tax lots are 9.39 acres in size. This leaves the remaining acreage

west of [-5 as 316.51 acres.
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As a basis for estimating the level of traffic included in the adopted TSP, the trip
generation rates for various land uses allowed in the Rural Industrial zone are reviewed
below. The ITE Trip Generation Manual 8" Edition is used and several categories of
land use trip generation are included that are relevant for the existing and proposed
zoning. These specific categories are briefly described in the endnote section'.

Table 2: Lane Code permitted uses

Lane Code Code Description Examples ITE Trip Rate
Code

. 921 lacre

16.292(3)(a) | 1. Primary processing of Quarry, 140
forest or farm products Logging
16.292(3)(b) | 2. Small-scale, low Small 130 8.67/acre
impact manufacturing, businesses
assembling, processing,
and packaging storage, Finished
wholesale distribution, Goods
testing repairing (up to
40,000 sq ft) Warehouse . 8.34/acre 8.77/acre
16.292(3)(d) | 3. Lumber Yards Lumber Store’ "4,16/1000 | 5.56/1000*
16.292(3)(c) | 4. Forest or farm Small scale X X

equipment storage yards,
sales, rentals or repair

16.292(3)(e) | 5. Associated sale and X
administrative offices
16.292(3)(0) | 6. Any level of industrial 9.30/acre 9.21/acre

uses on abandon or
diminished mill sites:;

an acreage parameter is not ava||able a floor area parameter is used with an assumed
built-up area®. For snmpllmty, the most intense trip rate (in bold) is used regardless of

Under the'current RI zoning, there is no minimum property size requirement. In theory,
the property can be as small;a 1 acre, or less. However, since property size plays a
significant role in land use choice, it is imperative to examine various property sizes and
land use pOSSlbllltleS allowed under the existing zoning to arrive at a reasonable worst
case scenario. Five such scenarios of property sizes and land uses are reviewed
below. Ultimately, the: County is utilizing Scenario 4 as detailed below.

3 Employees and Gross Floor Area are other possible parameters. Since these parameters are typically not
avallable until development stage, acreage parameter is used where possible.
* For the Lumber yard trip rate, that rate is per 1000 square feet of Gross Floor Area. The assumed built-up area

is 30,000 sq. ft., of structure, in conformance with ITE code 812, on a 10 acre property,
{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
76




{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
77




Scenario 1: Various existing property sizes (1 to 114-acre)

Area Potential Land Use (as indexed in the above table 2)

Size Land use™ | (1) (2) (3) (4) (5) (6) Worst

TipRate | 93 | 8.77 | 5.56/1000* | - - 9.3 case
Small 551 | X* 48 X X X X 48
Moderate 40.00| X 351 X X X 372 372
Large 71.00| 567 | 535 167 X X 567 734
Very 200.00 | 1860 X X X X 1860 1860

Large

Total 316.51 Total trips 3014

Scenario 2: Minimum property size scenario (<1 acre)

Area Potential Land Use (as indexed in the above table 2
Size Land use (1) (2) (3) 4)
TpRate | 93 | 8.77 | 5.56/1000* | -- .
Small 316.51 X 2776 X X X | X
Total 316.51 _Total trips

Scenario 3. Moderate sized properties (1-5 acre)

Area Potential Land Use (as indexe
Size Land use (1) (2) (3) Worst
TripRate | 93 | 877 | 5.56/1000* case
Moderate | 316.51 X 2776 X 2944
Total 316.51 2944
Scenario 4. Large prop
Area > above table)
Size Land use (5) (6) Worst
Trip Rate o 9.3 case
Large 316.51 X 2851 3018
Total 316.51 ¢ Total trips 3018
.and-Use (as indexed in the above table)
. (3) 4) (5) (6) Worst
5.56/1000* -- -- 9.3 case
Very X X X 2944 2944
Large

* Index used: 1. Quarry, Iogé

forest or farm related; 2. Smali business, finished goods, warehouse; 3. Lumber

yards; 4. Small scale forest related sales rentals; 5. Associated sale and administrative offices; 6. Mill , Plants
% An X indicates an unlikely land use, either unsuitable due to property size or business requirements.

“The lumber yard trips are assumed to only be developed on 10 out of the 71 acres in the Large property size
category. This rate is added to the highest rate from the other categories, based on the remaining 61 acres to
determine the reasonable worst case.
*For the Lumber yard trip rate, that rate is based on 1000 square feet of Gross Floor Area. The assumed built-up
area is 30,000 sq. ft. of structure, in conformance with ITE code 812, on a 10 acre site.
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| Total | 316.51 | Total trips | 2944 |
The above trip comparisons for various property sizes and land uses indicate that the
Goshen Rural Industrial zoned lands, if used as currently allowed per Lane Code, could
generate up to 3,018 trips during the peak hour as a reasonable worst case scenario.

Proposed Zone Change

The primary purpose of the proposed change in zoning is to promote regional economic
growth and to accommodate primarily larger industrial land uses focusing on
manufacturing, and accessory industrial service uses to serve the needs of these
primary uses. The zones are intended to buffer incompatible industrial developments
from other zones, while providing a quality environment for businesses-and employees.

Two new zones are proposed, specifically a General Industrial (Gl) zone and a Light
Industrial (LI) zone. There are 316.51 acres of the existing Rural Industrial lands are
proposed to be rezoned. The envisioned General Industrial zone will contain a ‘number
of urban levels of industrial uses. They are anticipated to.be characterized by prlmarlly
manufacturing uses. The Light Industrial zone is very similar to the existing Rural
Industrial zoning with some variations, including allov urbanlevels of industrial
development/use. It is intended to provide for primarily lndus ial service uses.

It is assumed that properties on the east side of nghway 9 where existing property
sizes are generally smaller and total 83.07-acres) will be light lnd‘ tfial uses. The
existing larger properties on the west of Highway: 99 (totaling 233.44 acres) are
proposed for General Industrial development where },ﬁhe mmlmum property Slze |s

For the General lndust‘i:l'al zone t

) scenarios are analyzed.

Scenario 6: General lndustrlal ne development

Land Use Land | Max#of | ITE Trip Peak
/ Area propertnes Code Rate Hour
i % | | trips

Industrial {23344 |6 110 8.77/ac. | 2047

Services ac.

Manufacturing | 233.44 6 140 9.3/ac. 2166

ac. .

Special 233.44 | -- - — --

District facility | ac.

Maximum possible trips in this scenario 2,166

{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
79




Scenario 7. Mixed General Industrial zone development

Land Use Land Max. # of | ITE Trip Rate | Peak
Area properties | Code Hour
trips
Industrial 93.44 3 110 8.77/ac. |819
Service ac.
Manufacturing | 140.0 4 140 9.3/ac. 1302
ac.
Maximum possible trips in this scenario 2,121

The following table lists land uses for the east side parcels under the Indu)
zone. One scenario is analyzed.

Scenario 8: Industrial Light zone

Land Use Land Max. # of | ITE Trip Rate | Pe
Area properties | Code Hc

Industrial 83.07 83 110
Service ac.

Maximum possible trips in this scenario

Conclusion

The above analysis demor )
about 3,018 trips as a reasonable V\/‘O'rst;case sqenano The proposed zoning has the
potential to generate 2,895 tnp s a reasonable worst case scenario. The proposed
change in zoning generates a| ced intensity of traffic as contemplated by the
adopted County:TSP and is therefore consistent with the TSP.

This analysis is not meant to produce exact trips or review the adequacy of the existing
facilities, but Vm‘_rely an effort to quantify traffic volume based on existing allowable land
uses. h

In conclusion, Lane Code can allow up to 2,983 trips from the industrial zoned lands
within the Unmcorporated Community of Goshen while remaining consistent with the
current TSP. The requirement Section (1) to not create a significant affect in the newly
amended TPR is satisfied.
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ALTERNATIVE FINDINGS:

In the alternative, in addition to conformance with Section (1) above, the County finds
conformance with the provision allowed in Section (9) as discussed below.

The TPR, OAR 660-012-0060, requires for an amendment to a comprehensive plan or
land use regulation (including a zoning map) a determination to be made if there will be
a significant affect to an existing or planned transportation facility “unless the
amendment is allowed under section (3), (9) or (10) of this rule.” Specifically, the
County will address section (9) of the TPR below and demonstrate that the proposed
amendments are allowed according to this section, and therefore do not have a
significant affect.

Section (9) of the TPR states:

(9) Notwithstanding section (1) of this rule, a local. government may flnd
that an amendment to a zoning map does not S|gn|f|cantly affectan
existing or planned transportation facility if all of the following
requirements are met. p
(a) The proposed zoning is consistent Wlth;the exis 'ng .comprehensive
plan map designation and the amendment does ot change the
comprehensive plan map;
(b) The local government has an
zoning is conS|stent with t

It is important to note here that in utilizing section (9) of the TPR, the test required to be
met is a consistency test. If this- consnstency is found, then the sngnlflcant affect test is
met, without the need for any further analysns

Before addressmg the spe""‘“’f’lc requnreyments of this section, a brief review of the
development of section (9) is. prowded because this is a brand new section of the rule,
effective January 1 2012 that"fhas not yet been applied.

BACKGROUND

The County has tracked the adoption of the new TPR regulations. As part of the
adoption process, the State of Oregon Department of Land Conservation and
Development (DLCD) provided a memo to the Land Conservation and Development
Commission (LCDC) dated November 30, 2011. This memo provides the following
background:
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“In the second half of 2010, the commission heard concerns that the combination
of TPR 0060 and highway mobility standards contained in the Oregon Highway
Plan (OHP) was having unintended consequences. At the same time, the
Oregon Department of Transportation (ODOT) was working on rulemaking to
implement House Bill 3379 (2009), which sought to give local governments
additional options for complying with the OHP when rezoning to
accommodate economic development projects. In recognition of the
interrelated nature of the TPR and OHP, the commission appointed three
members to serve on a joint-subcommittee with two commissioners from the
OTC. (Emphasis added)

The joint-subcommittee held three meetings to gather informatio ou ‘the

issues, including three hours of public testimony, and review 35 pieces of
written testimony. From this testimony the joint-subcommittée con uded that the
TPR and OHP lead to unintended consequences as loc r
balance multiple objectives. This was noted especially in tw areas: ec 'nomlc
development and compact urban development. The jomf-subcomm/ttee
recommended five highest priority issues to be addressed in amendments to
both the TPR and OHP, and recommended tha he processes to address both
be closely coordinated.

g

OHP Am dments

A. TPR Amendments .
:Exempt pro als with small

A1. Exempt rezonings cons:sten
with comprehensive plan' map
designations &

A2. Practlcal mrt:qat:on for

rage trip generation, not

Onable worst case

3. Streamline alternate mobility
‘standard development

Corridor or area mobility standards

. Standardize a policy framework for

considering measures other than

volume to capacity ratios (v/c)

growth bouh 4
A5, Technical clar/f/catlo

http:ffwww. or :
Final.pdf

The commission received the recommendation at its April 21, 2011 meeting and
agreed fo initiate rulemaking. The commission approved appointing the RAC to
develop draft rule amendments. OTC received the recommendation at its April
20, 2011 meeting and agreed to initiate an amendment to the OHP.
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At the same time, concerns about TPR 0060 and OHP were being presented in
the Oregon Legislature. After LCDC and OTC accepted the recommendations
from the joint-subcommittee, Senate Bill 795 was enacted. This bill directed
LCDC and OTC to address the items listed in the recommendation, and to
complete the amendments by January 1, 2012,

The RAC prepared proposed rule amendments that address items A1, A2 and
A3 from the joint-subcommittee recommendation by adding three new sections fo
TPR 0060 and making several changes in existing sections.

The RAC discussed how fransportation should be addressed in a UGB
expansion (A4) and concluded that the existing rules are appropr/ate ‘Under
current rules a city is required to complete general transportati O nalysrs as part
of evaluating alfernative expansion areas, but may choose. o defer detailed
analysis of traffic congestion. The RAC determined that this erX/b///ty was
appropriate and no amendments were needed. The technical clarifications (A5)
were not addressed due to the short time available. and because they Were a
lower priority since they are not significant pollcy /ssues ~

While the RAC was working on amendments to TPR 0060 ODOT was working
fo develop amendments to the OHP in response to the jomt—subcomm/ttee
recommendation. ODOT reported regularly on the OHP work to the RAC, and
RAC members provided feedback to ODOT. While the RAC /as generally
supportive of the work on the OHP, | did: not participate /n‘ e details of drafting
the OHP amendments and did hot take formal action on the proposed
amendments. OTC released a public i revrew draft of: the OHP amendments on
September 21, and held a hearing November 16. DLCD staff testified in support.
ODOT accepted written-comments through November 21. A revised draft is
anficipated in early Decembe"‘and the OTC will consider adoption of the
amendments Deo J

As highlighted above, the issties of exemptmg rezones that are consistent with
comprehensive plan map desrgnatrons and for providing practical mitigation for
economic development pro;ects were high priorities for the adoption of the new TPR
rules. The DLCD memo referenced above also detailed specific concerns in regard to
various sectrons In partrcular the portlon of the memo on section (9) lays out the intent
of the new language The memo states that the new language of section (9) responds
to concerns raised: by local governments for rezones when the proposal is consistent

The language for sectlon (9) adopted by LCDC is the option that provides the most
objective standards, (option 1A, with a minor exception of language added to (b) that is
discussed below). Option 1A was intended to be a “bright line” test that does not
require an evaluation of the specifics of an acknowledged TSP.
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The language is stated by DLCD staff in the memo to “permit[s] a local government to
approve a zone change if the new zone is consistent with the comprehensive plan map
designation and that the local government has an acknowledged TSP, even if the new
zone allows more traffic-intensive uses.” If does not require any inquiry into the
effects of the zone change or the content of the TSP. This options (sic) was supported
by many members of the RAC because it is very simple, relies on clear and objective
criteria, and respects the status of an acknowledged plan map.” (Emphasis added)

A concern is expressed in the memo in the first full paragraph on page 7 that appears to
be a concern of DLCD. It is stated that:

variety of zones (with a range of transpon‘at/on impacts) Wlthln a smgle
comprehensive plan map designation. For example, an. f‘lndustnal” b
comprehensive map designation could be implemented by a heavy /ndustr/ al 2
(Iow traff/c generat/on) a light /ndustr/al zone (mor/' 'trafflc) a business park zone

(very high ftraffic). .
without any transportation analysis, even when t ‘

Again, the option adopted by LCDC is‘optior /
minor exception of language added to (b) that.is disc
language cited above, that section (9) does not.
TSP, it respects the acknowledged
allow a higher level of traffic.”

1inquiry mto the content of the
even allows a new zone that would

Language was added t Optlon 1
process. In addition to the pr

;note here that the language added is
: that was proposed as part of option 2. The
Ianguagefofa‘ tion 2 stated that “The proposed zoning is consistent with the TSP
assumptions about development of the area of the proposed amendment.” (Emphasis
added) The adopted sectlonf';(Q)(b) language does not include the more specific
language detailing a requirement to demonstrate consistency with the assumptions of
the TSP.

At the LCDC adoption hearing for the revised TPR rules, and in transcribing the
deliberations from the hearing, Lane County finds that this proposal is consistent with
the intent of the language in section 9. It is clear that the intent of LCDC was to allow
local governments to determine consistency with their own TSP's. As stated by
Commissioner Jenkins during the deliberations “...to be consistent with the TSP, local
{00090898; 1} '

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
84




jurisdictions [should] be given the flexibility to develop findings to demonstrate how the
proposed amendment would be consistent. | think by its nature it has to be consistent
with the TSP. What does that mean? You know, is it 20%7? 1 think you're right, you
make a finding that it is consistent as a part of the decision making process and we
don't define what that consistency is. We run the risk of someone else defining what it
is for us, but | think as long as the local jurisdiction is making a finding that it is
consistent with the TSP, then that's the policy that we want to advocate for in our
process.”

Additionally, Commissioner Macpherson stated at the hearing that “We explicitly state
what has been previously an implicit assumption that there is a consistency
requirement. But we haven't tried to define what it is, we have left that toffuture work,

basically in findings that the local government adopts We aren't going to try to chart
the course any further.” "

DLCD staff Matt Crawl clarifies in the deliberations, that in determlnmg oonsnstency with
the adopted TSP, if there is nothing that is specifically inconsistent, then it is deemed
consistent. He stated that “I think most often when we say what does oonslstency
mean, we end up defining it in the negative. Not inconsistent.If you could show
something in the TSP that is inconsistent with the proposed zoning, then that's not
consistent... So | would propose as an example of that, | di ‘work for a small
community for a long time. We had a TSP, but it wasn't ba on any-kind of travel
model where we plugged into the computer to try to find out h y people. We just
simply said whatever our traffic levels are y will probably grow by about 1% per
year. So if you came along with a rezoning, is that "'onS|stent with our TSP? Surel!
There is nothing in there that's inconsistent. * othmg in the TSP where we
made a particular assumptlon about that propertyor projections.”

Local governments have the ! eoessary knowledge of their own comprehensive plans
and transportation system plans. As,part of a local government’s comprehensive plan
and TSP adoption, the TSP.must be "cons:stentwnh all elements of the comprehensive
plan, including the plan map des&gnatlons Acknowledgement of a local government’s
comprehensive plan-and TSP, havmg gone through a rigorous adoption and
aoknowledgement process, is the only.proof needed for a local government to exercise
its discretion and find that the proposed zone change is consistent with the
comprehensive plan and TSP therefore not having any significant affect on any
transportation facility. Sectlon (9) as adopted recognizes the legal status of an
acknowledged Comprehenswe plan and acknowledged TSP. A requirement to
reanalyze any assumptlons or methodology of a TSP after it has been acknowledged
when a zone change is proposed that is consistent with the comprehensive plan
designation that was Used as the basis for the TSP in not contemplated under the
language in (9)(b). Additionally, it is clear that a TSP does not need to include a
detailed traffic analysis for the specific area of the amendment to be consistent with the
proposed zoning.
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Analysis of Section (9)

Section (9) provides for a local government to find that there is no significant affect for
an amendment to a zoning map if certain requirements are met. The County has
determined that based on the findings below, the proposed zoning map amendment
does not significantly affect an existing or planned transportation facility in conformance
with OAR 660-012-0060(9).

Sectlon (9)(a) requires the County to demonstrate that:
1. The proposed zoning is consistent with the existing Comprehenswefplan map

designation; and
2. The amendment does not change the comprehensive plan map.

The County’s adopted and acknowledged Comprehensive Plan m ‘p desugn tes the
subject site as Industrial (I). The proposed zoning is General lndustrlal (Gl), anc Light-
Industrial (LI). These two new proposed zoning claSS|f|cat|ons are consistent with the
existing Industrial comprehensive plan map designation:

The proposed amendment does not propose, or req’unre; ch ,gezto the existing
comprehensive plan map. The proposed Gl and LI zoning afe consistent with the
Industrial designation, therefore no change is necessary. Th County concludes that
subsection (9)(a) is satisfied. :

Section (9)(b) requires the County to demon rateth‘

Acknowledged the TSPfo fJune 1 /2004 The T F’was effective June, 4, 2004.

At the time of adoption, and durlng preparation of the TSP, the subject properties were
designated Industrial on the Comprehenswe Plan map. As such, the TSP considered
industrial de"&elopment on the propert ies. Therefore, this criterion is satisfied.

Again, as stated above, as part of a local government’s comprehensive plan and TSP
adoption, the TSP ‘must be ‘consistent with all elements of the comprehensive plan,
including the plan ma des:gnatlons Acknowledgement of a local government’s
comprehensive plan and TSP, having gone through a rigorous adoption and
acknowledgement process, is the only proof needed for a local government to exercise
its discretion and find that the proposed zone change is consistent with the
comprehensive plan and TSP, therefore not having any significant affect on any
transportation facility.
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The County concludes based on the above findings that through adoption of the TSP
the existing Industrial zoned lands in Goshen were included. With the detailed analysis
included in the TSP specific to unincorporated communities, it is significant that the TSP
does not identify any traffic issues and only identifies minor needed improvements for
the Goshen area. If the build out of the existing Industrial land would have been found
to cause impacts beyond what the existing transportation infrastructure could have
accommodated, then additional significant improvements would have been identified.
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SECTION IX Findings — Plan Amendment Approval
LC 12.050 Method of Adoption and Amendment

(1) The adoption of the comprehensive plan or an amendment to such plan
shall be by an ordinance.

(2) The Board may amend or supplement the comprehensive plan upon a
finding of:

(a) an error in the plan; or

(b) changed circumstances affecting or pertaining to the pl
(c) a change in public policy; or
(d)a change in publlc need based on a reevaluation of factors affecting the

ate the opportunity for more job
many factors was taken into
ing:unemployment rates, income

WhICh states

“The Board:shall adopt a comprehensive plan. The general purpose of the
comprehensive plan is the guiding of the social, economic, and physical
development of the Countyt st promote publlc health, safety, order,

P

cohvel ence prosper/ty and‘general welfare.”

Specnflcally the amendments are focused on guiding the economic and
physical develo ment of the County to promote prosperity and general welfare
while not negatively impacting the public health and safety. The labor intensive
nature of the uses is intended to create significant average job density as as
discussed throughout these findings above and will be implemented by
appropriate code provisions regulating employment density.
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LC 16.012 Zone Classifications

For the purpose of this chapter of Lane Code, the following zones are hereby
established:

FINDINGS: The text of Lane Code 16.012 is prepesed-te-be-amended with this
proposal by adding two new zoning districts, General Industrial (GI), and Light
Industrial (LI).

LC 16.014 Plan Designation and Zoning Maps

(1)  Official plan designation and zone maps for Lane County shall consist of
county-wide maps and detailed township and range-basec ps. County-
wide maps will indicate plan designation and zoning where an entire
township and range is in a single plan designation or zone. Detalled maps
shall be maintained for each township and range (i e., township 18, south,
range 05, west) that contains more than one plan or zone de3|gnat|on“ The
plan designation and zone boundaries depicted on the official maps. may

be modified in accordance with the procedu“ s set forth in LC 16.015(1) —

(3).

(2) The official plan designation and zone maps shall e maintained by the
Planning Director in the offices of the Land Managemen Division. A digital
layer of the adopted plan and zone m'aps shall be maintained within the
Lane County geographic mforrnaﬁon syStem These 'Ld|g|tal layers shall be
identical to the official adopted paper maps but? henever a discrepancy
arises between the digital layers and the adopted paper maps, the paper

maps shall be con5|dered the authoritative source.

(3)  Official adopted ‘aps will | s overall and in full color. The
scale of official maps shall be1”: 1000’ 'Working maps may be developed
at a different size and. scale

(4) Each adopted OffICIa| map shall contain the following information:

< Map Iocatlon referen,;, i.e. Township 18, South, Range 05, West).
~ Location reference map inset.

North arrow.

Plan.yde3|gnat|on or zoning legend.

Title (Official Lane County Plan Map; or Official Lane County Zoning
Map; or Official Lane County Coastal Zoning Map).

(h)  Adoption/Revision tracking table containing: revision or adoption
number, ordinance or order number, planning action number,
effective date of map amendment and revision description.

{00090898:1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
89




(5)

(6)

To the maximum extent feasible, plan designation and zone boundaries
shall follow features recognizable or reproducible. Line preference shall be
given to going from a known point to a known point (i.e., property corner,
section corner, etc.). In the event a zone boundary does not or cannot
conform to the above, angle points and intersection points of that
boundary shall be annotated with the coordinates of the points or with the
distance and bearing of the boundary.

Where uncertainty exists as to the boundaries of any zone shown upon the
Zoning Map, the following rules shall apply:

(a) Boundaries indicated as approximately following th nterlines of
streets, highways or alleys shall be construed to follow such
centerlines. '

(b) Boundaries indicated as approximately foIIowmgf rope
be construed as following such property lines. @ y

(c) Boundaries indicated as approximately foIIowmg the city limits h‘aII
be construed as following such city Ilmlts

(d)

ines shall

whichever is applicable.
(e) Boundaries indicated as parallel to or extension
indicated in LC 16. 014(6)(a hrough (d) above s‘;
(f) Boundarles mdlcated as fo]lowmg sl S

is specifically zoned Natural uary (/NE- CP), Conservation
Estuary (ICE RCP) " r:DeveIop ant Estuary (/DE-RCP), in which case
followmg the ordlnary hlgh

(9) Where zones are ""eparated by a river, lake, reservoir or other body of

water; the boundary between the zones shall be construed as being

b1y centerlme of such body of water. No matter how such centerline
ay shift, the boundary shall remain the centerline as shifted.

Xcept as heremafter noted, where a zone boundary divides an
ownership of property, unless the same is indicated by dimensions,
ma| _coordmates or similar notation, the boundary shall be
determined by the use of the scale appearing on the Official Zoning
Map. he case of the /ISN-RCP, /PW-RCP, INRC-RCP, /IRD-RCP,
IMD-RCP, IDMS-RCP and /BD-RCP Zones and the INE-RCP, /CE-RCP
and /DE-RCP Zones, the boundaries shall be determined through
interpretation of the Coastal Resources Management Plan.

(i) Where physical features existing on the ground are at variance with
those shown on the Zoning Map or in other circumstances not

(h)’
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covered by LC 16.014(6)(a) through (h) above, the Planning Director
shall interpret the zone boundaries.

)] Treatment of Vacated Property. Where a public street or alley is
officially vacated, the Zone requirements applicable to the property
to which the vacated area becomes a part shall apply to the vacated
property.

(k)  Where zoning boundaries follow the centerline of a public utility
easement or railroad right of way that has been officially vacated or
conveyed, the Zone requirements applicable to the property to which
the vacated or conveyed area becomes a part shall apply to the
vacated or conveyed area previously part of the easement or rlght of
way. Adjustments of zone boundaries due to a conveyance
described in LC 16.014(6)(k) shall occur only upon the initial
conveyance. Future conveyances or property Ime adjustments shall
not change the zone boundaries. (Revised by Ordlnance No 7-87
Effective 6.17.87; 5-08, 7.11.08) X . <

FINDINGS: Zoning designations for the unincorporated community of Goshen
are depicted on the Official Zoning Map number 18-03.¢ Revnsmns to Zone Map
18-03 to implement the proposed amendments wm—be made in accordance
with the requirements of LC 16.014.

LC 16.015 Amendments to the Lane Count PIan Designa and:Zoning Maps

(1)  All amendments to the Lane County Zonmg and Plan Maps shall be made
by Ordinance, for legislative matters, and by ~or Ordinance, for quasi-
judicial matters, of the Approval Auth rlty as specified in this chapter of
Lane Code. i,

(2)  The official adopt'l
follows:

(a)

’notated 'to‘descrlbe the proposed amendments.

Upon the effe' ve date of the adopted amendments, the Planning
irector will pi‘oduce an official paper map. This map will reflect the
adopted amendments and will contain the information required in LC
16. 015(3). ‘On the same date that the official paper map is created,
the Planning Director will also update the corresponding map layer
in the Lane County geographic information systems to reflect the
amendment.

(b)

(c)  The Planning Director will maintain an historical digital copy of all
zone and plan maps amended pursuant to LC 16.015(1) on
permanent media, such as a CD. Metadata for these maps shall be

{00090898;1}

FINDINGS AND REASONS IN SUPPORT OF GOSHEN PLAN AMENDMENT, GOAL 14 EXCEPTION, AND ZONE CHANGE
91




annotated to include the date range that the maps were in effect and
the Ordinance or Order number which rendered the maps obsolete.

(d)  Outdated and amended paper maps shall be maintained in an
historical map reference file in the Land Management Division.

(3) Each time a plan designation or zone map is revised or a new map is
created, that action shall be indicated by placing the ordinance or order
number, effective date, planning action number and revision description in
the revision tracking table of the amended map as shown in the following

example:
Revision Ordinance or Date Planning Action
v Order Number | Effective Number
1 Ord. #PA1246 | 7/11/2008 N/A
Ord. #PA1320 | 11/26/2010 pal0-5218

FINDINGS: The proposed zone change is
Updates to the Lane County Geographic Inforr
to reflect these changes upon the effective date
LC16.015 and the tracking table on Official Zoning
updated to reflect this change.

LC 16.400(6)(h) Method of AdoptionﬁEf

amendmentsé‘ r easons exception to Statewide Planning Goal 14 that is not
justified solely on the basis of the land’s current state of development (already
built upon) or commitment to a specific use (irrevocably committed). The
relevant standards are addressed below.

(bb) For Major and Minor Amendments as defined in LC 16.400(8)(a) below, the
Plan amendment or component is:
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(ii-ii) necessary to fulfill an identified public or community need for the intended
result of the component or amendment; or

FINDINGS: The current plan designation was applied to the property in 1984.
Since that time many changes have taken place in the Community and the
region. The industrial uses now in Goshen have been in existence for decades,
and some for close to a century. Much of the acreage is devoted to the wood
products industry or complementary uses, which historically dominated Lane
County’s economy, and in fact was long the sole manufacturing industry of any
size in the county. While the wood products industry remains the smgle largest
component of county manufacturlng, it has seen a 35% decline in employment
between 2001 and 2010.*® Today, many of the Goshen propertles are under-
used, vacant, or have businesses that are shut down. Through the adoption of
the Strategic Plan goal to transform the existing industrial land in Goshen to
support increased urban levels of industrial development the BCC has identified
a need in the community, to create more jobs and thereby increase the tax. base
of the County. This need is further established as discussed in detail above
under Section II, Public Need, incorporated by feference herein. The intended
result of the proposed exception and associated amen: ments is to provide for
the increased level of urban industrial economic develc pment to meet this
identified need.

(iv-iv) necessary to provide for the i imple
elements; or &

1. Within the framework of. these policies, the County shall encourage the
d/verS/f/cat/on and growth of the local economy. Primary efforts will be in the

‘operat/on and panf' ipation with efforts and programs established by
public agencres and private concerns to promote and enhance economic
_development throuqhout the County.

. Recognition of the value of local resources such as timber and agricultural
lands.as the pnmary source of raw materials for the manufacturing and
proceésmgwsectors of the economy.

c. Establlsh_]ent of land use policies that provide a supportive environment

for industrial and commercial activities.

* Oregon Labor Market Information System for Lane County, www.qualityinfo.org, Oregon Employment

Department
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2

The County's primary responsibility in economic development shall be to
ensure the necessary land area is available throughout the County and
appropriate levels of service can be obtained, consistent with the needs of
industry and commerce, the area and other County policy.

Commercial and service facilities in rural, unincorporated communities shall
be supported commensurate with increases in rural population and where
necessary fo insure continued operation of industrial activity. Such facilities
shall be located within rural communities unless justified by appropriate plan
amendment and exception to Statewide Planning Goals.

New industrial development shall normally take place W/th/n a

Growth Boundaries, unless such development:

c. Will be located in an area either built upon or commltted fo nonresource
use where necessary services can be provided,

d. The industrial activity is dependent on a unique: Site- spec:f/c resource

g. Where a significant comparative advantage could be gained in Iocatlnq in
a rural area. Any development approved under this policy that requrres a
plan amendment shall be justified by an‘exception to applicable Statewide
Planning Goals. (Emphasis added) ¢ ¢

The above cited policies demonstrate the commitment of the County to look out

(v-v) otherwise deemed by the Board forr
to be desirable, appropriate or proper

for the public interest by ensurmg that economlc activity

a prlmary goal. The

FINDINGS: As stated hroug:; ut this re ort,ﬁ\‘and detailed below, the BCC has

deemed the ;
Those findings are lncorp

amendrnents to be lesirable, appropriate and proper.
ed by reference herein.

LC 16.400(8) Ady,dltlonal Ame dment Procedures

(8) Additional Amendment rovisions. In addition to the general
procedures set forthyln LC 16.400(6) above, the following provisions shall
apply toaany amendm‘ent of Rural Comprehensive Plan components.

(a) Amendments, to the Rural Comprehensive Plan shall be classified
according to th;,fi?followmg criteria:

£

(i) Minor Amendment. An amendment limited to the Plan Diagram only and,
if requiring an exception to Statewide Planning Goals, justifies the
exception solely on the basis that the resource land is already built upon or
is irrevocably committed to other uses not allowed by an applicable goal.
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(ii) Major Amendment. Any amendment that is not classified as a minor
amendment.

FINDINGS: The prepoesed-plan amendments are classified as a Major
Amendment. The prepesed-amendments include an exception to Statewide
Planning Goals and include text amendments to the RCP.

(b) Amendment proposals, either minor or major, may be initiated by the
County or by individual application. Individual applications shall be
subject to a fee established by the Board and submitted pursuant to LC
14.050.

FINDINGS: This is a major amendment, initiated by the County.
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SECTION X Findings — Zone Change
LC 16.004 Scope and Compliance

(4) Prior to the zoning or rezoning of land under this chapter, which will result in
the potential for additional parcelization, subdivision or water demands or
intensification of uses beyond normal single-family residential equivalent water
usage, all requirements to affirmatively demonstrate adequacy of long-term water
supply must be met as described in LC 13.050(13)(a)-(d).

water services to the community and is able to provnde},servme to meet the urban
levels of industrial uses proposed. Therefore, staff finds that this criterion i
satisfied due to the existing water system that is. 'vallable and suitable for use by
the properties proposed for the zone change. @

(5) Prior to the zoning or rezoning of land under this chapter, for lands situated
within the designated community areas listed below, an affirmative conclusion
stating the reasoning and facts relied upon, must be mad at‘:densnles allowed
by the proposed rezoning are low enough to provide reasonable assurance that
any existing sewage problems will not b furthet /aggravated by development of
the subject property:

(c) Goshen.

age problems within the community

FINDINGS: Ther ) )
terion: is no’t applicable.

of Goshen. Therefore thi

It is the intent.of the Co ty, as a part of the larger GREAT plan strategy to
conduct a sewer feastblhty to determine what level of sewage treatment is

ary for ultimate build out"of the industrial lands in Goshen at an urban
level of density. This' study is intended to evaluate potential options for providing
sewer mcludmg on-SIte treatment, community system, or connection to a larger
municipal system. The County finds that any new development under the
amendments assocxated with the proposed exception would have to provide for
adequate sew ;_reatment The County believes that initially treatment could be
provided through on-site treatment systems, possibly utilizing new advanced
technologies for such on-site systems.

The intent of the County in this regard is demonstrated by the application for

grants to fund this sewer feasibility study. The first grant the County applied for

was in August of 2011. This grant was a technical assistance grant submitted to
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LC 16.252 Procedures for Zoning, Rezoning and{A";

(1)

(2)

DLCD. The County did not receive this grant. The second and most recent grant
application was submitted to the United States Department of Agriculture (USDA)
on August 2, 2012. Both of these grants have proposed to fund a sewer
feasibility study specifically for Goshen.

To the extent necessary to address this criteria, the recently completed Goshen
Wastewater Feasibility Study (January 28, 2015) provides a sufficient evaluation
of the feasibility of providing community wastewater alternatives, if necessary to
support the urban levels of development at full build out as authorized by this
Goal 14 exception. That study also establishes three feasible wastewater
discharge and treatment alternatives that are capable of being implémented in a
timely manner. Based on that study, the Board concludes an a riate level of
wastewater public facilities and services are likely to be provided in a timely and
efficient manner, should the existing or proposed on-site treatment of sewage not
be possible. This study also provides the basis to conclude. there are teasonable
assurances that sewage problems will not be aqqravated bv development of the
Goshen community at urban level densities and uses '

ndments to Requrrements

Purpose. As the Rural Comprehensive Plan foréL ‘\ne County is
implemented, changes in zone and other requirements of this chapter will
be required. Such Amendments shall be made in accordance with the
procedures of this section. 4 V

Criteria. Zonings, rezonings and change 5 in th _,;requrrements of this
chapter shall be enacted to achieve' the;generalfp rpose of this chapter and
shall not be contrary to the public mterest In addition, zonings and
rezonings shall be. con3|stent with the specuflc purposes of the zone
classification proposed apphcable Rur; I Comprehensive Plan elements
and components, and Statewide: Plannlng Goals for any portion of Lane
County which has not;been acknowledged for compliance with the

Flal Is by the Land Conservation and Development
Commission. Any zoning or rezoning may be effected by Ordinance or
Order of the Board of Cou y*”Commlssmners or the Hearings Official in
accbrdance with the procedures in this section.

i The foll ,\wlng is the general purpose of this chapter.
LC 16.003 Purpose

This chapter is designed to provide and coordinate regulations in Lane
County governing the development and use of lands to implement the Lane
County Rural Comprehensive Plan. To these ends, it is the purpose of this
chapter to:
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(1) Insure that the development of property within the County is
commensurate with the character and physical limitations of the land and,
in general, to promote and protect the public health, safety, convenience
and welfare.

(2) Protect and diversify the economy of the County.

(3) Conserve the limited supply of prime industrial lands to provide
sufficient space for existing industrial enterprises and future industrial
growth.

(4) Conserve farm and forest lands for the production of crops, livestock
and timber products.
(5) Encourage the provision of affordable housing in quantities’s
allow all citizens some reasonable choice in the selection of
(6) Conserve all forms of energy through sound econom' a
and land uses developed on the land.
(7) Provide for the orderly and efficient transition from ural to urban land
use. ; )
(8) Provide for the ultimate development and arrangement of efﬁment
public services and facilities within the County
(9) Provide for and encourage a safe, conven nt and economic
transportation system within the County. © £

(10) Protect the quality of the air, water and Iand'z esources of the County.
(11) Protect life and property in areas subject to floods, landslides and
other natural disasters and hazards ~

ifficient to

DFORO one change is mtended to protect and diversify the economy of the
Co fy by allowmg a Wlder range and size of industrial uses on the existing

therefore should be onserved for existing and future industrial expansion and
growth. The ¢ d-rezone will conserve the existing prime industrial land to
provide sufficient space for expansion and future growth by more efficiently
utilizing the exis ng land. Relating to conserving farm and forest lands for the
production of crops, livestock and timber products the proposal to more efficiently
utilize the existing prime industrial land could help limit the need to expand
employment uses onto farm and forest land in the future for economic growth.
This in turn could help to conserve these farm and forest lands for production of
crops, livestock and timber products.
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In regard to the language that states “...rezonings shall be consistent with the
specific purposes of the zone classification proposed,” staff finds that the zone
classification proposed is a new zone. The County adoptedis-prepesing two new
industrial zones, the General Industrial (Gl) and Light Industrial (LI) zones.
These zones will allow urban levels of industrial development. The purpose of
these zones as containedproposed in the adopteddraft code language thatis-a

partetthisappliestion-states:

The purpose of the Goshen Industrial zones are to promote economic growth
and development that takes advantage of the significant comparatlve
advantages of Goshen including presence of rail and h/ghway:f' cess, while
being in close proximate to the Eugene/Springfield metro area.. The zones
will accommodate industrial uses focusing on Manufactur/ng and | production,
Industrial service, Research and Development facilities, ‘and accessory or
supportive uses to serve the needs of these pr/maly uses. The zones are .
intended to buffer incompatible industrial developments from other zone.
while providing a quality environment for busmesses and employees. . Th/s
chapter of Lane Code guides the orderly deve/opment of industrial uses and
is intended to: 5

(a) Provide for efficient use of land and public services. .

(b) Promote the area’s fransportation and other infras ucture and logistical
advantages. : ‘

(c) Encourage economic develop_f ent ex ‘ ns:on and creation of jobs in the
area. ‘~

(d) Increase compatibility between us
residential or resource zones.

(e) Provide appropr/ate desi
industrial users. >

(f) Utilize /ndustr/al zoned lands for urban levels of industrial development
resulting in //vmg wage jobs.

(g) Protect and d/versn‘y the economy of the County.

(h jfonserve the limited supply of prime industrial lands to provide sufficient

pace for eXISt/ng lnd US trial enterprises and future industrial growth.

‘and nearby CommerCIa/ and

fo accommodate a range of

’Two'd/fferent zones are intended to provide land that is appropriate for the
fol/owmg uses based on size, location, and other characteristics.

General Indust a/ (Gl): The purpose of this zone is to provide opportunities
for industrial uses that create jobs that pay no less that 150% of the median
wage, which are essential to the development of a balanced economic base
in an industrial environment with a minimum conflict between industrial uses
and non-industrial uses.
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Light Industrial (L1): The purpose of this zone is to provide opportunities for
light industrial uses on existing smaller propetrties.

The County concludes that the prepesed-rezone iswill-be consistent with the
specific purposes of the newprepesed Gl and LI zone classifications as stated
above.

Additionally, the County finds that statement numbers 1, 8, 9, and 10 of the
purpose statement are applicable to the proposal.

the following existing pollmes contained within the plan supp
zonhe change.

1.
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Within the framework of these policies, the Count aehall encourage the_
diversification and growth of the local economy Primary efforts will be
following areas:

a. Cooperation and participation with effo
public agencies and private concerns to
development throughout the County.

b. Recognition of the value of local resources such:as timber and agricultural
lands as the primary source of raw matenals for the manufacturing and

-and programs established by
promot vand enhance economic

c. Establishment of land use bo
for industrial and commercial

be(s pported“‘ mmensurate{wlth mcreases in rural population and where
ecessary to insure continued operation of industrial activity. Such facilities

“shall be located w»thm rural communities unless justified by appropriate plan

amendment and exceptlon to Statewide Planning Goals.

New lndustrlal evelopment shall normally take place within adopted Urban

Growth Bou, {aries, unless such development:

c. Will be located in an area either built upon or committed to nonresource
use where necessary services can be provided;

d. The industrial activity is dependent on a unique site-specific resource;

9. Where a significant comparative advantage could be gained in locating in
a rural area. Any development approved under this policy that requires a
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plan amendment shall be justified by an exception to applicable Statewide
Planning Goals. (Emphasis added)

The above cited policies demonstrate the commitment of the County to look out
for the public interest by ensuring that economic activity is a primary goal. The
prepesed-zone change is in conformance with the above policies.

The Regional Prosperity Economic Development Plan approved by the Joint
Elected Officials of Eugene, Springfield and Lane County on February 26, 2011
supports a vision to meet the pressing economic problems of today. This vision
includes an ambitious goal to create 20,000 net new jobs by 2020 | ‘the region in
chosen economic opportunity areas. The economic opportunity. s that the
region has a clear advantage for fostering new jobs in include Green Business,
Clean Tech, Software, Health, and Advanced Manufacturing. ~ One identified
tactic in th|s plan for targeting these key industries is to assist. busmesses with
site development or expansion by streamlining the permlttlng process. The -
proposed Goal 14 exception and related Goshen zone change is the first critical
step to streamlining the permitting process by prowdrng flexibility for development
of this unique site. If an individual company wol Ild have to apply for a zone
change and/or goal exception on their own, a property would likely never be
considered for development in today’s competitive e "nomrc development
environment.

A key strategy in the plan is to me
from the existing rail infrastructure in ) ‘
and job creation. This means taking actlonsi_ o'strengthen the links between land
use planning, transportation, infrastructure investments and regional economic
development goals. An‘identified tactrcto realize this key strategy is to promote
and build on the regron 'S transportatron dlstrlbutlon and logistics advantages.

As part of the reglonal collaboratron for. economlc development, the City of
Eugene in their Envision Eugene, Seven Pillars document, recognizes the
lmportance for. meeting the economic needs today and in the future. One of the
strategles Is to support the’ development or redevelopment of industrial sites that
are and will remain outside the Urban Growth Boundary (UGB). Specifically this
strategy proposes to Work with Lane County and the City of Springfield to
determ|ne the feaS|b|Irty of establishing an employment center in Goshen.

The publlc mterest is’ served by the prepesed—zone change as evidenced through
the goals of the Board of County Commissioners in their recently adopted
Strategic Plan.” The core elements of the mission and vision statements in the
Strategic Plan reflect strong consensus among the Commissioners to create a
prosperous community. Specifically this plan outlines the Economic
Development goal to “...transform the existing industrial land in Goshen to
support increased level of development resulting in jobs that pay no less than
150% of the median wage.”
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This goal states that the lack of buildable land is a barrier for traded-sector
companies that want to locate in Lane County, particularly those companies that
require a large footprint. This barrier and lack of land is documented in the
Oregon Business Plan which states:

“‘Oregon again finds itself short of industrial lands that can be developed in
a timely manner, which is costing us jobs, incomes, and tax revenues in
communities across the state. If we want to exploit our advantage as a
good place for international trade and manufacturing, we must address
three key issues: land supply, regulatory/permitting barriers, :
infrastructure.” And that “...Industrial land constraints are a
holding this region back from becoming the economic p W
and should be for the entire state of Oregon.” #

y fa"é~gor
use it can

While Eugene and Springfield both have industrial sites avallva‘ble the cities
cannot offer sites similar in size to the two large S|tes available in Goshen, -
surroundlng supportlng mdustrlal sites, that are all in close prox1m|ty to I-

site, the Jasper-Natron site. This si
having the ability to meet the short-t
and distance from water and sewer trunk-ines. IBL report identifies the

need for three sites ove °" Lack of suitable, shovel ready
industrial land in La

‘“ro area and adjacent to major transportation routes
d and wetlands during the expansion of the urban

Lane County is $21, 171 The 5-year estlmate from 2006-2010 for median
income is $22,303. 150% of median wage goal would equate to roughly
$30,000-35,000/y

49 Policy Playbook, Time to Deliver, 2011 Leadership Summit December 12-13, 2011, Oregon Business Plan, page 3-
4,11, 22-23,

* City of Eugene Comprehensive Lands Assessment (ECLA), pre-policy analysis, pp. B-81-82, B-115. ECONorthwest,
June 2010

st City of Springfield Commercial and Industrial Buildable Lands (CIBL) Inventory and Economic Opportunities

Analysis (CIBL), Draft Report, p. v, p. 26, & p. 57 table 5-1. ECONorthwest, September 2009
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(3)

(4)

Based on the above findings, the County concludes that the prepesed-zone
change is not contrary to the public interest.

Initiation/Application.

(a) By Planning Commission. The zoning of unzoned properties, the
rezoning of properties and amendment of this chapter may be initiated by
the Planning Commission upon its own motion or upon petition by the
Planning Commission upon request of the Board as provided in LC
16.252(3)(b) below.

(b) By Board. The zoning of unzoned properties, the rezonin properties
and the amendment of this chapter may be initiated by the Board in the
form of a request to the Planning Commission that it consider

proposed zoning, rezoning or amendment. “

(c) By Applicant. Application for the zoning or rezoynylng of propertles may
be made by any person as provided in LC 14.050.

FINDINGS: The BCC has initiated this action i to.support the rezone of
the subject properties and amend the applicable sectic ns of this chapter. The
request for rezone went before the Planning Commlssmn in conformance with
this standard. ’

(b) After such final action, granting of subsequent Applications or requests
shall be in accordance W|th the requirements of the zoning classification or
req |rements as amended by the final action.

(c) The prowsmns of thls subsection shall not be applicable to the
issuance of Buﬂdlng, Plumbing Permits, or on-site sewage for normal
repairs or correctlons nor shall the provisions apply when the proposed
Application or request meets both the requirements of the existing zoning
requirement and the proposed change or amendment, or to the approval of
a final minor partition, a major partition map or subdivision plat.

FINDINGS: The proposed legislative matter will be in conformance with these
standards.
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(8)

(6)

(7)

Planning Commission Public Hearing and Notice -- Legislative Matters.

(a) The Planning Commission shall hold not less than one public hearing
on each proposed legislative zoning or rezoning and amendment to the
requirements of this chapter.

(b) Notice of the time and place of hearing shall be given at least 10 days in
advance by publication in a newspaper of general circulation in the County
or in the territory concerned.

(c) The Planning Commission shall review the Application or proposal and
shall receive pertinent evidence and testimony as to why or.how the

‘proposed change is |ncon3|stent with the criteria prov1ded LC 16. 252(2)

required criteria, and shall recommend to the Boar té*\ccordmgly tha th‘e
proposal be adopted or rejected. The Planning Commission and Board
may hold one concurrent hearing.

FINDINGS: The Planning Commission held a public f\earmg on the proposed
rezone and amendments in conformance with these provisions., Appropriate
notice was sent for the proposed rezone and amendments.

ezoning of specific

Review Procedures. Applications for zon
i yursuant to LC 14.300.

properties shall be heard by the Hez

ne chang sa Iegisfétive matter and will be
or the initial hearing in this matter
nd was conducted in accordance

FINDINGS: The proposed:
conducted accordingly. The hearings offici
was the Lane Col Plannin CommlSSIO
with LC 14.300(c). :

Action by the Board.

(a) Unless the Board and Plannmg Commission hold a concurrent hearing,
upon receipt of an afflrmatlve Planning Commission recommendation for
Ieglslatlve matters pfowded in LC 16.252(6) above, the Board shall
schedule a public hearing as provided in LC 16.252(7)(b) below. The Board
may schedule. such a public hearing in the absence of an affirmative
Planning Comm ssion recommendation.

(b) Prior to taking any action which would alter or modify a Planning
Commission recommendation or Hearings Official’s Order, the Board may
first refer the proposed alteration or modification to the Planning
Commission or Hearings Official for a recommendation. Failure of the
Commission or Hearings Official to report within 20 days after the referral,
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or such longer period as may be designated by the Board, shall be deemed
to be approval of the proposed alteration or modification. It shall not be
necessary for the Commission or Hearings Official to hold a public hearing
on the proposed alteration or modification.

FINDINGS: The appropriate applicable procedural steps will be followed for the
subject application._Those include providing a public hearing on the actions
designed to support the previous action taken on June 4, 2013.

(8) Conditional Approval. The approving authority may impose reasonable
conditions if the application is approved to be completed within'o

FINDINGS: No conditions of approval are proposed.
(9)  Official Zoning Map.

(a) The location and boundaries of the various zones establlshed by thIS
chapter shall be shown and delineated on maps covering portions of the
County. These maps, upon their final adoptlon shall be known as the
Official Zoning Map. , F

(b) The Zoning Map shall be established by ordlna ce. Subsequent
amendments to the Official Zoning. Maps, either for es bllshlng zoning for
previously unzoned property o ezoning may be m de by Ordinance or
Order of the Hearing Authonty in accordan' ‘ th the provisions of LC
16.014, LC 16.015, and this section.

arew##be adopted by ordinance and
ref ning Map of the County. The
applicable provrsm‘ :‘s of LC 1 014 and 16.015 will be followed as discussed
above. L e

FINDINGS: The
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"Land Use 110: Light Industrial facilities are free standing facilities devoted to a single use. The facilities have an
emphasis on activities other than manufacturing and typically have minimal office space. Typical light industrial
activities include printing, material testing and assembly of data processing equipment.

Land Use 120: Heavy Industrial facilities usually have a high number of employees per industrial plant and are
generally limited to the manufacturing of large items.

Land Use 130: Industrial Parks contain a number of industrial or related facilities. They are characterized by a mix
of manufacturing, service and warehouse facilities with a wide variation in the proportion of each type of use from
one location to another. Many industrial parks contain highly diversified facilities-some with a Iarge number of
small businesses and others with one or two dominant industries.

Land Use 140: Manufacturing facilities are areas where the primary activity is the converéio’n | raw materials or
parts into finished products. Size and type of activity may vary substantially from one faCI|Ity to another
addition to the actual production of goods, manufacturing facilities generally also:have offlce warehouse
research, and associated functions. L ’

Land Use 150: Warehouses are primarily devoted to the storage of materlals, but they may also include offlce and
maintenance areas. &

Lane Use 812: Building materials and lumber stores are free-standing buikl‘dyuings thét sell hardware, building
materials and lumber. The lumber may be stored in the main building, yard or storage shed The buildings
contained in this land use have less than 30,000 square feet gross floor area.
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