
Oregon 
Theodore R KjibngDski, Governor 

NOTICE OF ADOPTED AMENDMENT 

Department of Land Conservation and Development 
635 Capitol Street, Suite 150 

Salem, OR 97301-2540 
(503) 373-0050 

Fax (503) 378-5518 
w w w . lcd.state.or.us 

Mis. 

2/23/2010 

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

FROM: Plan Amendment Program Specialist 

SUBJECT: City of Bend Plan Amendment 
DLCD File Number 008-09 

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

Appeal Procedures* 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: Friday, February 05, 2010 

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

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

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

Cc: Amy Barry, City of Bend 
Gloria Gardiner, DLCD Urban Planning Specialist 
Mark Radabaugh, DLCD Regional Representative 
Bill Holmstrom, DLCD Transportation Planner 
Thomas Hogue, DLCD Regional Representative 
Angela Lazarean, DLCD Regional Representative 
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JurisiJicTionL City of Bond Local file number P Z 0 9 - Z 6 1 

Dale of Adoption: 2/3/2010 Date Mailed; 2/12/2010 

Was • Notice of Proposed Amendment [Form 1) mailed to DLCD? YosDate 11/2 /2009 

G Comprehensive Plan Tesi Amendment E l Comprehensive Plan Map Amendment 

• Land Use Regulation Amendment G Zoning Map Amendmenl 

G New Land Use Regulation O Other 

Summarize Ihe adopted amendment. D q noi use technicaJ term*; Do nm write ' S e e Attached" 

A INur Amendment and Zone Change u> Mixed liiflployinent (MH) far the 7.3 -LUTi-̂ i l'i Itili hl, J ] . LFkI i'i 
pottirtnoftm 12 which aree urreiitlv zoned ;md planned Industrie] General [It r i 

Does i t e Adoption differ from proposal? No, no expJainarion is necessary 

Pian Map Changed from: IG to: IWE 

Zone Map Changed from: IG to: M E 

Location: N . a n d S. s ides of Wi lson Ave., E of Bond St. Acres Involved 7 r3 

Specify Density. Previous: Ht A New; N/A 

Applicable statewide planning goals 

1 2 3 4 5 6 7 8 y I D ] ) 12 P 14 IS 16 17 IS 19 

Was an Exception Adopted? • Y E S G NO 

Did DLCD receive a Notice of Proposed Amendment. 

45-days prior to first evidentiary hearing? S Y e s G No 

if no, do the statewide o w n i n g goals apply? ' Y e s G No 

If no, did Emergency Circumstances require immediate adoption? G Yes G No 

DLCD File No. 008-09 (17940) [15986] 



D L C D file N o , 

Prga&f? iéeì alJ s f í e o t e d S l a t e or F e d e r a f A g i e r e s . L o c a l G o v e r n m e n l s or S p e c t g t D is t r ic ts . 

None. 

• f- "jp 

J -1 
Local Contact; Amy Bnrry Phone: (541) 6 ^ - 2 1 1 4 Extension: 

A d d r e s s : 730 N W W a l l S t r e e r F a * N u m b e r : 5 4 I - 3 8 B - 5 5 1 ? 

C i t y . B e n d Z i p ; 9 7 7 3 9 - E - m a i l A d d r e s s : sban -J i ^ ^ . h c n d ^ n w s 

ADOPTION SUBMITTAL REQUIREMENTS 
T h i s j 'onr. m u s í bo m a i l e d to E 'LCL* w i t h i n S ^ o r k i o n d a y s n t r e r t h e í i i i i ú d t r i s t a » 

pcrOKS I97.61CV OA_R CbíptíT - l í l ^ i i ü i i I l i. 

È. SEjuLLhìfiF^mi T W Q Compete CopieÌ [JPCImiai)*miLrunos) ofÈtLA¿IfiDled A m a x l m m l t n : 

A T H : H T l O N : J ' L A M A M E N D M E N T S P I $ C l A L | S T 

* > E P A R T M E N T O F L A N D C O h í S E R V A T l O N A N D G E V E L Q P M E N T 

635 C A P I T O L S T R E E T NE» S U I T E 150 

S A L E M , O l t l G Ü N 97301 -2540 
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ORDINANCE NO. NS-2138 

AN ORDINANCE AMENDING THE BEND URBAN AREA GENERAL PLAN AND 
ZONING MAPS BY CHANGING THE PU\N DESIGNATION AND ZONING OF 7.3 
ACRES OF LAND ON THE NORTH AND SOUTH SIDE OF WILSON AVENUE EAST 
OF BOND STREET FROM INDUSTRIAL GENERAL (IG) TO MIXED EMPLOYMENT 
(ME). 

Findings; 

A. On November 3, 2009, the applicant, River Bend Investors, filed an application 
(PZ 09-261) for a Plan Amendment and Zone Change for 7.3 acres of land on the north 
and south sides of Wilson Avenue east of Bond Street, to change the zoning and 
general plan designation from Industrial General (IG) to Mixed Employment (ME). 

B. The Hearings Officer held a duly noticed public hearing for the proposal on 
December 22, 2009. On December 31, 2009, the Hearings Officer issued a decision 
recommending that Council approve the requested Plan Amendment and Zone Change. 

C. The City Council held a duly noticed public hearing on January 20, 2010, Based 
on the entire record, including all testimony, evidence and the recommendation of the 
Hearings Officer, the Council concluded that the application meets all criteria for 
approval and should be granted, 

Based on these findings, 

THE CITY OF BEND ORDAINS AS FOLLOWS: 

Section 1. The Bend City Council held a public hearing to consider the applicant's 
proposal and the Hearings Officer's findings and recommendation and 
found that the requested Plan Amendment and Zone Change is consistent 
with the criteria of the Bend Development Code Chapter4.6 In addition 
to the findings listed above, the Bend City Council adopts the findings in 
Exhibit B, 

Section 2. The Bend Urban Area General Plan and Zoning Maps are hereby 
amended by changing the plan designation and zoning of 7.3 acres of 
land on the north and south sides of Wilson Avenue east of Bond Street 
from Industrial General (IG) to Mixed Employment (ME) as shown in 
Exhibit A. 

Read for the first time the 20Ih day of January, 2010. 

Read for the second time the 3** day of February, 2010. 

Placed upon its passage the 3 ,d day of Febnjary, 2010. 

YES: 6 NO: 0 

Authenticated by the Mayor the 3rd day of February, 2010. 

Kathie Eckman, Mayor 

ATTEST: 

/Patricia Stell, City of Bend Recorder 

Ordinance NS-2138 Page 1 of 17 
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EXHIBIT 8 

FINDINGS IN SUPPORT OF PZ 09-261 

CONFORMANCE WITH CITY OF BEND DEVELOPMENT CODE • .. 
4 ' 

CHAPTER 4.6, LAND USE DISTRICT MAP AND TEXT AMENDMENTS S, 

FINDING: This plan amendment and zone change application is a Type [II quasi-judicial 
land use application. All applicable criteria and policies related to the request are 
addressed in the findings below and the applicant's burden of proof statement. The 
application follows the procedures identified in Chapter 4.1.500, Type II and 111 
applications. In addition, all of the criteria identified in Chapter 4.6.300 are addressed 
below. 

4.6.300 CRITERIA FOR QUASUUDICIAL AMENDMENTS 

B, Criteria for Quasi-Judicial Amendments 

1, Approval of the request is consistent with the relevant Statewide Planning 
Goals that are designated by the Planning Director or designee; 

FINDING: The Statewide Planning Goals, along with findings of consistency, are listed 
below, 

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. ft : 

The City adopted a program in compliance with this Goal, codified in BDC Chapter 4.1. 
The first step for citizen involvement is the public meeting required by Section 
4.1.210(B). The applicant conducted this meeting in September 2009. Notice of the 
meeting was provided to owners of record of property located within 500 of the subject 
property as well as the Southern Crossing Neighborhood Association and other 
Neighborhood Associations. Only one person attended the public meeting or submitted 
comments In response to the notice of the meeting. Under the development code, Type 
If! land use procedures are noticed pursuant to Section 4,1,315 of the development 
code, which ensures that citizens are informed in four different ways about the public 
hearing; published notice, posted notice, individual mailed notice and neighborhood 
association contact. % I. • 

Goal 2, Land Use Planning 

To establish a land use planning process and policy framework as a basis for all 
decision and actions related to use of land and to assure an adequate factual 
base for such decisions and actions. 

The city's development code establishes the process, and the general plan establishes 
the policy framework, for a decision on the subject plan amendment and zone.changg 
application. The staff prepares a recommendation report based upon established 
processes and policies. The Hearings Officer will consider this and other evidence at a 
public hearing, where written and oral evidence is received, and will then make a 
recommendation to the Bend City Council which will conduct a separate hearing and 
make a decision on the application * 

Goal 3, Agricultural Lands 

Goal 4, Forest Lands 

Goal 5, Natural Resources, Scenic and Historic Areas, and Open Spaces'-

Goals 3, 4, and 5 are not applicable to the subject plan amendment and zone .change 
application because the subject property is not zoned for agriculture or forest use and 

Ordinance NS-2138 Page 3 of 17 
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does rmt hava InucutarttJ upen spaces, httìWfc «Sbuf f ic i , d-i natura 
resources, 

&oaf ^ Arr, Wafer ana Lanù Resourcbe Quality 

Goal 6 io ncH Lipoiicabk; Lo PM subject d$kr1 •mt ì idme-1 and zone errando apfl ica' icn 
b&tiUSfl (| l t fyopUSSd i;hy n y t will UJ:<ni dlu kflpiCts on w;dtrr ur Lbnd iéSouìwì; 

f. ArV'ts Subjvcl to Natami Hazards 

G o e f i , Rieerwtional Needs 

GosJs 7 H>d a u r t ruit appiicatje the sub;rns pivi HfiiendiTtìMl Lirìd 7iine change 
application b a c a l e ths subject property n not wifhirc a - .is'.l.lnì a natural hazard area 
rxir within an area d c ' l i i e d for mcreslona use 

1, Ecoi i r j / i r j f Development 
i » r- +• 

lo provide adequate opportunities throughout (tie state for a vanety of economic 
acth/itiw'yital to the health, welfare, and prosper i ty o f Oregon's ¿ftfcs ns. 

Éoa| ? ihe iquphsnuirHlns hjfe» re.:.nr& local ya'jemrnenls to prgj ide an adequate 
anic-jnt ol commercial a_.d indusLna lan-d w^ti.ri Ihe .Jrtan Giawth Gounoary. n Gerd 
this requirement ® accomoiisheif through !ho designsLcn oF ade quale Wmmf l f cH , 
ntduElfial la-id artrJ mT*od «pplojrmErH lawf m the Q^nMa! Plan Slalewld«; Land Use 
Pitti in-ng Goal 9 ubiuires thai thd City D i v i ded Ter "al leasl aa adequ i le suppLyof snes 
of Su liable SiZra, tyfies. ItiGtLtìntì iiral su vice luvc's Tor i uariefty ù i industna! and 
commercial USCs consisterli with plan policies." The aotmlnlslrstMe rules implementing 
Goal Li—spe^caaiy OAR tìCiJ-UCS-OO 15—require (hp City tc doviJloo an ¡.nranLary dì 
inousLria a id othr.-i i f t ^ toymin 1 . anils nH " v a ^ n l and du^ftlcped ¡anefs wKhin 11* 
[Vjrìr'kjng iJtfti:iil.ilL-J Eoi IpdiJitXll ur Ci i t r tTCinluyi fieni USBfc" AcdillonaHy, OAR 
aSO-M&jOlOf*) pi a v i d « 

For a ftpit-aclarvWtedgVTnmrttpùtì amendment C*r1 vet OAR c f t r jp ief 560, 
divistoli 11fr tJi.it tihunqa the pian f f f j ^ p u l l a f t of tana m excess of two acres 
LvJ0)r/r an existing urban <jro*U\ boundary Irom an industrial use designat ion 
to a non-jndustriaJ its e designation, or an other employment uso designa uon 
to any other use rfesig^Fi [l'or?, a city or county must address ali ippticuble 
planning requirements, and; 

(a) 'DemolistiAte that trte proposed an>endment is consistent witf: its most 
recont economic opportunities analysis and the parts of its 
tcknowlcdgvrl e omprel 1 vnsrve plan xhich Additisi tfw tKqlirtrme.n L? at 
ihfi; tiivkhri; or 

(b) Amend its comprvhonstYE plan £0 Jncofporete the proposed 
vmendm^ni, contetent rf'th f f ic ntfUrrom^ntt at tfriz division; ar 

(c) Adopt a combination of the above, consistent with the requirements of 
this division. 
•1 

^is l.'- Gsnsrail p .l W.^o ccnliim^ jim tfjclLiStrisI ass^- it.an toi Hi t ^ b j e i i pfopirty 
T i i t ^rcipixiitl tu clangi- hn; dflsflnflllori Lo the MH dtsignstic^i will nonfmue to . m j . e T f l 
Vie gaaf by iu a .moi S 0 i v e r « tdSfiOiT i t aijd i 11 ipla/mcnl ai rtìt; p v v v s t d zone 
CfMrtge and Dlan Bmandmant*)l l fsc rtaLe ths cnniin'^aricn e i a vitiar.l musrl use 
community LvnT"". Iht C?iO Mi l Diar ia TH|5 isnn cranomic benefit la Ihc cammun^ty. 

Or .lanuiiry ZOCi li 'tìCity:ad«il»id g w r c s yi nrdr"ancCs ^h-cfi, a nung oL~.tr Lhing^. 
cxpandod the city's UGB ano amenJsd rts general ula . I r aac i t i ^ , ( . I rJ inan^ 
211S a d a p l t i fts fjthibH "Ln H^t 'Cil^ of Bc^d JOOa t.oor-UT-K Opportun hxk Anaiysi&" 
("ZOCB EÙA") H ie mflinance^ aaapting the s rpa r Jed JGG. mc!-_tling iJruiiiiiincii Mti 
ZT12 Uuvanoy ye l t een a t y L h t i Lriiw) COnici*u;L|¡ori jir.d Development 
C o - r ^ ss'on (LCDC). Hcv^evev ORfi 1 pra^tìss in ralsvanl p ^ i t a t i a ; k i i v . 

Ì 
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(a) Prior to its acknowledgment, the adoption of a new comprehensive 
plan provision or land use regulation or an amendment to a 
comprehensive plan or land use regulation is effective at the time 
specified by the local government charter or ordinance and is 
applicable to land use decisions, expedited land use decisions and 
limited land use decisions if the amendment was adopted in 
substantial compliance with ORS 197.610 and 197.615 unless a stay 
is granted under ORS 197.845. % : 

•J , 
(b) Any approval of a land use decision, expedited land use decision or 

limited land use decision subject to an unacknowledged amendment 
to a comprehensive plan or land use regulation shall include findings 
of compliance with those land use goals applicable to the • 
amendment 

Under this statute, the city's amendments to its comprehensive pfan and UGB are 
effective and applicable to the subject application. This decision includes findings 
concerning the statewide land use planning goals applicable to this application. The 
proposal's compliance with the applicable provisions of the amended comprehensive 
plan is discussed in the findings below. v 

The IG-zoned portion of the subject property is more than two acres in size. The Goal 9 
administrative roles - OAR 660-009-0010(4) - provide that where a comprehensive plan 
amendment changes the designation of land in excess of two acres within a UGB from 
an industrial use designation to a non-industrial use designation, or from another 
employment use designation to any other use designation, the city must demonstrate 
that the amendment is consistent with the most recent EOA and its comprehensive 
plan. The 2008 EOA, a copy of which is included in this record, provides that for 
purposes of calculating industrial land supply, the ME Zone is treated as an industrial 
zone (EOA page 108). 4 

The staff report in a similar and recent City approval, PZ09-183, statesithe city's 
decision to treat the ME Zone as an industrial zone for purpose of the EOA and the 
comprehensive plan was based in large part on the fact that there is considerable 
overtap between the uses permitted in these two zoning districts. For that reason, staff 
and the applicant (ODS) argued, and the Hearings Officer agreed, that re-designating 
the subject property from IG to ME did not represent a change from an "industrial use 
designation to a non-industrial use designation" under OAR 660-009-010(4), and 
therefore the applicant was not required to make findings under that rule. The same 
conclusion can be utilized for the subject application. :. 

It should also be noted that Lots 10 and 12 are developed with relatively new structures 
which are unlikely to be demolished and redeveloped during the 20-year plantiing • 
horizon. As these properties are neither vacant nor "developed" as those terms are 
defined by Goal 9, these properties are not part of the City's "total land supply;" See; 
OAR 650-009-0005. Thus, the redesignation of these lots from IG to ME will have no 
impact on the supply of industrial land. With respect to Lot 11, it lies south of Wilson 
Avenue and is generally isolated from nearby industrial development Moreover, given 
the residential development directly to the south of Lot 11, it is generally unsuitable for 
general industrial development. As the purpose statement of the ME zone indicates, 
the ME zone is intended to be a transition between existing urban environments. Thus, 
redesignation of Lot 11 will provide a transition between the general industrial juses to 
the north and the residential uses to the south. & \ . 

| i 
When the city expanded the UGB in 2009, it elected to employ a number of market 
choice factors in considering how much land to bring into the UGB (Findings in Support 
of UGB Expansion, pages 51-52). As a result of utilizing these market choice factors, 
the city determined the current supply of industrial land and mixed-use land within the 
UGB exceeds the minimum amount needed during the planning period. In other words, 
currently the city has a surplus of industrial and mixed-use lands to meet the needs in 
the industrial, MR and ME zones within the planning period. Consequently, the 
applicant's proposal for plan amendment and zone change from IG to ME will not result 
in a deficit of industrial lands within the UGB. The proposed plan amendmentand zone 
change will not interfere with the City's ability to provide an adequate amount of ; 

employment lands during the planning period. t >•<• 

Ordinance NS-2138 Page 5 of 17 



Goffj 1Qt Housing 
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Provide for the Housing Needs of [fie citizens of [fie State. 
¡¿I 

The cufrenrt IG ?oning on iMe subjec: property does not allott res-Je-.tel uses, and the 
existing of toe subjcct property Is rot nei cen^iaL The proposal will noi neirove lard 
f'orn liia city's muanLory of rosdun-ia! fcinds. The IGzono dOos not pcnn l hojsing olher 
Hia-ciir-olaker housing, b .1 the ME zana has tho potential tu pcWH add'UoniK housing 
wh tn developed -n a mixed-use setting. While it is unlikely Uu i i o d i develpprTioil ¥nil 
PticUf on the deveiapeo pqrtimia b1 |lie aubjetì properties the pole Miai i i poss i le and 
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5m/ l i j PnhlK FttHMeA Ottif StWVfccS 

t o pSifj and develop a timely, orderly and efficient tfra^yAmwit of public f lB f f i l i to 
sorviccs fa sffvc p j a frfljucwuii far v'tnrn and rumi dc^clojinHirtL 

u]- -f 
1 r e i.1e . l cjmently aeived with adeguale puollo faciliiies and services for the axistong 
and proposed offa» uses, as showr- Un ine araly-ses provided by the applicants 
engineers foi sewer, waler, and Iranapodalion ^ d l t i e s sorvkng Mid si'o Tìib 
concsp/ra1:'on oP economic a nd amplo/uieni use n this c o r area of it® City is 
consistent wi'h the ^equircmonts o? Goal 11 The ap ml ¡cant's proposal will wnlinue 1 !-e 
orderly and c-fficlenl use <.*f erisimo City servings Jlnd latii^ie^ 

Goal 12 frartsportanon 
ù i! 

To provide and rncdtrage P safo, CQirvtrnivnt and ceomjmi'r tiunxpvrLrtian 
syrfnirt. v 

GOa 12 c imptemiiited WlrCn>gh Lue Trafjocnljrtiqn Planned Rutì, OAR 66C1-12. 
ArtfJilionaiy, Hecticn J 6,60c of the Bend Degelop^ient Code requires The applicant to 
demonslralE compliance w-tft JJie TPR {OAR 6 S Q - 0 1 T h e "PR provdos 

(1) WMjrv an ¿rno.rtfrricr.'f itf a functional plan. tt) tClmowMgad comp^ frinire 
p.'ori, Of it JarfcfuSij regwfstójfl mutf S(pfiffleaflifly*f!hci an existing or planned 
trensporieiiori facility, Ihe kzc&l gotamment afoN put in pfaoa measures av provided 
fri ¿action (2) cf this rule to as sure that aJiow-ed land uies e.ro consistent ivii^1 ¡he 
identified ftirrefaf?, capac'ty, and perfbrmar7K7 standards {e.g. Jovd of service, 
vDi'ijtfiB ii? capacity ¡HMO, etc.) i f ¿ile faCnVty A ptefl Or iand LfJe /vifukrtiin 
arnendnwt signfìwnVy ».'feds v transportation faiHty If it would-
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transportation system plan: 
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The TlA e*a/-n nes the oupent and praposftu usììs Io delerminu «jmp^.ance with the 
oriler-LJ Twj or ihe i _ roe lols are developed writ1; eh isiirig ottice/influ^l r̂ flij ljscs 

and one jJvacant. T|te 1 Ia look a reuionntjli; wOtil CiiiiC s^cnario approach and 
: ' rnirfld Ihu impact cTthaofeticjl u s k j pon ihe trartEportaiion s ^ l t j m Thisnsi l l ted 

ir. a iignlflcant Impact. As auch, 1he TPP allows 1hat Oerlam liml:a1ions i>e impoaed 
upofi H i f t f e q ^ L fof?ian amendment 
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For example: 

TPR Section 2(c): "Altering land use designations, densities, or design requirements 
to reduce demand for automobile travel needs through other modes.' and Section 
2(e): "providing other measures as a condition of development or through a 
development agreement or similar funding method, including transportation system 
management measures, demand management, or minor transportation 
improvements..." 

¿r , 
Through this option, the TIA was able to provide a proper mitigation technique. • 

The TIA calculated the number of trips that could be produced today from the.çurrent IG 
designation. Then, that figure was used to limit future WE development to producing no 
more trips than what would be allowed under the current (G designation. 

r 

The subject properties are part of the Old Mill District, The TIA that determined TPR 
compliance at the inception of the District is useful in this case too. For example, the 
Old Mill District is currently permitted to utilize a certain number of trips on the City 
system through a simple debiting calculation and monitoring process. This type of 
mechanism is often called a "trip cap." Tne subject application can utilize the same 
technique, which is in use today for the other lots within in the Old Mill District;,;. When 
new development occurs within the subject area, the number cf trips generated from the 
proposed site plan activity cannot exceed the number of trips that were available to the 
area, as calculated at the time of its former IG zoning. The attached Kittelson'& 
Associates, Inc. TIA concludes the following: V- : 

Per the provisions summarized in Section 2 of OAR 660-012-0060, the rezone can 
occur with a restriction on the number of trips generated by future development on 
the site. This restriction equates to 113 weekday p.m peak hour trips and would 
mitigate a significant impact on the transportation system. Further, this restriction on 
¡rip generation would restore the zoning to allow uses consistent with the zoning at 
the time of the Old Mill District Master Plan. Offices and other uses contemplated 
within the master plan would be retained and no changes to the master plan would 
be required. Therefore, the proposed zone change will not modify the findings or 
neec/s associated with the original OMD study and is consistent with the ongoing 
debiting process. 

The TIA analyzes potential impacts to affected transportation facilities from the 
proposed plan amendment and zone change and compares trip generation predictions 
for uses permitted in the current IG Zone with uses permitted in the proposed ME Zone. 
The TIA utilized a reasonable worst case scenario for redevelopment of the parcels 
using a door area ratio analysis. This analysis showed that if the parcels were 
redeveloped under the reasonable worst case scenario they would create impacts 
requiring mitigation. The mitigation, in this case, is proposed to limit trip generation from 
the parcels to no more than 113pm peak hour trips as monitored by the Old Mill .District 
trip cap and debiting system; a system in operation today and approved by the City of 
Bend. This system will keep the trip generation for future uses in the ME zone 
consistent with the IG trip generations allowed for these sites today, t 
At its inception, and through additional modifications, the Old Mill District met the TPR 
and established a trip threshold which is managed by the City and appficant via a trip 
cap debit system. The TIA further shows that the site will be limited to the same number 
of pm peak hour trips as if it retained its IG zone/designation; 113 prn peak hour trips. 
Therefore, with the existing Old Mill District trip caps, the proposed plan amendment 
and zone change will not change the functional classification of existing or plartned 
transportation facilities, will not require a change to the standards implementing the 
comprehensive pian, and will not significantly affect a transportation facility as* , 
measured at the end of the planning period identified in the adopted transportation 
system plan. Based on the applicant's TIA, the proposed plan amendment is consistent 
with, and satisfies the requirements of the TPR which implements this goal. 

Coal 13 Energy 

To conserve energy. 
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This goal has minimal applicability to the subject plan amendment and zone change 
because the uses permitted in the ME Zone am not significantly different from those 
permitted in the IG zone, some of which are already in place on the subject property. 
The applicant's proposal will facilitate the long term development and growth of 
economic'^anci employment opportunities and related services in an area of the City that 
has long been devoted to the operation of the Old Mill District. The proposed zone 
change and plan amendment will potentially provide additional economic, office, 
employment and commercial service uses in an area that can be utilized by the 
surrounding residential area and other employment sites and thereby reduce vehicular 
trips on the City street system 

Goal 14 Urbanization 

To provide for an orderly and efficient transition from rural to urban land use, to 
accommodate urban population and urban employment inside urban growth 
boundaries, to ensure efficient use of land, and to provide for livable 
communities. 

The subject property lies well within the boundary of the City's UG8 in an area where 
urban levels of service are currently provided to the lots in the Old Mill District, 
Therefore, this goal is not applicable to the proposed plan amendment and zone 
change. . 

Goal 15, Willamette River Greenway; Goal 16, Estuarine Resources; 
Goal 17, Coastal Shoreiands; Goal 18, Beaches and Dunes; Goal 19, Ocean 
Resources 
Goals 1.5 through 19 are not applicable to the subject plan amendment and zone 
change.application because the subject property does not include any of these features 
or resources. 

2. Approval of the request is consistent with the relevant policies of the 
Comprehensive Plan that are designated by the Planning Director or designee; 

FINDlNGrThe Bend Area General Plan is the City's Comprehensive Plan. The subject 
application is consistent with the applicable plan goals and poficies as identified below 
and in the'applicant's burden of proof. Additionally, the Bend Development Code 
implements the goals and policies of the General plan and the existing uses are 
permitted outright in the ME zone and are consistent with the ME zoning provisions. 

CHAPTER 1 - PLAN MANAGEMENT AND CITIZEN INVOLVEMENT 

Policies 

Urbanization of the Incorporated UGB 

33. New developments shall pay to extend planned sewer, water, and 
transportation facilities to and through the property if the development occurs 
prior to the scheduled construction of those facilities shown in the city's 
capitai improvement plan. 

34. The city will encourage compact development and the integration of land uses 
within the Urban Growth Boundary to reduce trips, vehicle miles traveled, and 
facilitate non-automobile travel. 

37. Improvements within the incorporated UGB shall conform to City standards 
and specifications. 

Two of the, lots under this request are currently developed. Conformance with 
requirements for provision of adequate public facilities including streets, sewer, and 
water to City standards and specifications are generally evaluated during the Site Plan 
review process, and SDCs were collected at the time building permits are issued. The 
site 

is surrounded by a variety of industrial, commercial, and residential uses with good 
access to streets and transit routes which help to reduce vehicle trips and miles traveled 
as well as facilitating non-automobile travel. 
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Citizen Involvement i 
f . J -

46. The city will use other mechanisms, such as, but not limited to, meetings with 
neighborhood groups, planning commission hearings, design workshops, and 
public forums, to provide an opportunity for all the citizens of the area to 
participate in the planning process. 

The policy by its terms applies to the city and not to an applicant for a quasi-judicial plan 
amendment and zone change. However, both the Site Plan review process and this 
plan amendment and zone change process include p re-application neighborhood 
meetings, as well as public notice and public hearings to ensure adequate opportunity 
for citizen participation in the planning process. | " \ 
CHAPTER 2: NATURAL FEATURES AND OPEN SPACE i ; 

I * • 

Policies '-]' • 

Natural features and open space } 
9. Major rock outcrops, stands of frees, or other prominent natural features 

identified in the General Plan shall be preserved as a means of retaining the 
visual character and quality of the community. 

10. Natural tree cover shall be retained along streets in all developments.to. 
preserve the natural character of Central Oregon within the urban area as the 
community grows. Native trees may be substituted for required street trees 
when located within 10-feet of the right of way. IT 

11. Ait development shall preserve the natural ground cover outside the building 
footprint and parking area to the greatest extent practicable. 

12. The city shall require the preservation of mature trees within each 
development to the greatest extent practicable. 

The subject properties are developed with office buildings, various parking areas;" 
landscaping or are vacant Throughout the development process the applicant has 
preserved existing mature trees and natural ground cover as part of the site planning 
and development where practical. There are no naturally occurring rock outcrops on the 
subject properties. ' i 

CHAPTER 3; COMMUNITY CONNECTIONS 

The there are no historical features, cultural amenities, urban trails, park and recreation 
facilities, or educational facilities identified on or planned for the subject properties. 
Therefore, the goals and policies in Chapter 3 of the plan are not applicable to the 
applicant's proposal. is •., 

f i r • 
CHAPTER 4: POPULATION AND DEMOGRAPHICS | 

§ J; 
A major goal of the land use planning process is to ensure that there is sufficient 
land within the urban growth boundary for housing, for business and industry, for 
public services such as parks and schools, and an adequate transportation 
system to serve those needs, * 

This chapter of the general plan addresses population forecasts and other demographic 
information, and therefore is not applicable to the applicant's proposal. .• J '• 

% i j \ : 
CHAPTER 5; HOUSING AND RESIDENTIAL LANDS % V 

This chapter deals with housing needs and is not applicable to the proposed pfari' 
amendment and zone change. Of note however, is that while the current IG zoning 
does not allow residential uses, the ME zone would allow for residential uses,.although 
the existing development was not designed to accommodate housing, nor doefe the 
applicant anticipate future housing to be located on the site ' 
CHAPTER 6: THE ECONOMY AND LANDS FOR ECONOMIC GROWTH 
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Applicable Policies: 
$ 

General Economic Land Policies and Anticipated Land Weeds 

2. The city shall place a higher priority on retaining industrial sites in the city's 
land base while also providing a variety of commercial sites. 

3. The City of Bend shall provide numerous sites in a variety of locations, types, 
and sizes to meet anticipated and unanticipated economic development 
opportunities. These locations shall be suitable from an economic standpoint 
and compatible with surrounding land uses. 

s. 
4. The' city shall provide at least a 20-year supply of economic, institutional, and 

associated open space lands to meet anticipated needs during the 20-year 
planning period as outlined in the 2008 EOA. 

5. The city shall seek opportunities io designate additional sites for employment 
use within the existing urban growth boundary prior to expanding the UGB. 

The city shall periodically review existing development and use patterns on 
industrial and commercial lands. The city may consider modifying General 
Plan and/or Zoning Map designations to make such designations consistent 
with existing development and use patterns. 

V 
These policies by their terms apply to the city and not to an applicant for a quasi-judicial 
plan amendment and zone change. In any case, as discussed in findings elsewhere in 
this submittal, the applicant's proposal wilt not result in a reduction in the amount of 
industrial land in the city's inventory and Is consistent with the 2008 EOA because it will 
allow a greater range of office uses as well as a mix of other service commercial uses 
consistent with the surrounding development pattern in the Old Mill District and 
surrounding area that includes a mixture of office, commercial and residential uses. 

The TRG and Integra sites have structures built upon them and these will likely be used 
for continued office and commercial/industrial service uses. However the opportunity to 
have greater flexibility as provided in the ME zone will assure that the buildings can be 
used for a' mix of uses as needed, and more importantly, not excluding uses that are 
appropriate for the location of the lots and abutting uses. 

The ME and IG zones allow for different ranges and intensities of industrial uses which 
are considered by the City EOA to serve as the base for future economic development 
over the planning horizon. The re-designation of the subject properties to the ME zone 
will permit a variety of industrial developments and other employment uses and thus, 
have very jittle impact if any upon the city's inventory of industrial and economic lands. 
Moreover; the physical location of the subject properties - near the parkway, existing 
neighborhoods, and other ME and MR lands - will allow the Truman Avenue property to 
develop with uses that are more conducive to the character of the abutting area, in 
contrast, developing the Truman site with only IG uses would not provide as many 
opportunities for compatible development with the surrounding area. 

Providing flexibility, efficiency, and higher utilization of the current Inventory of sites 
within the current UGB will also meet the intent of the above City policy. In addition, the 
applicant desires to continue a cohesive development mix in the Old Mill District and 
provide a greater range of uses for the subject properties than the current IG 
designation permits today. This is particuiarty important given that the TRG property is 
developed with a structure that could support an internal mix of uses versus the current 
single use| And, importantly, the Truman property will require a creative treatment 
given the abutting residential uses, design limitations due to the triangular shape of the 
lot, and.existing slope easements for the Wilson Avenue overpass. 

,;'. i; 
Short-term Supply of Economic Lands 

8. Beginning in 2010 and every two years thereafter, the city shall: 

a. Update the economic lands Buitdable Lands Inventory to identify developed 
and vacant economic lands by General Plan designation; 
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ti Est imate the acreage of vacant economic i\ir.di- trtai qualtTy as competitive 
short-terrrt s upply; 

Thf tW pOl-OeS ny !h t i t (erms ;ir-(ity (0 t i e d ly and ftflt 10 applicant Tor a quasi^Lid!c--i;I 
pE.̂ n u inenr lmei i l an^ j a c e c i ) ins f l . Howewei Ihe applica.H's proposal ^oes not ch ; i - -je 
the nui in lncy until Ihe Tnjiv.-:n property converts rrom vacant to a deve loper s la ius 
B i H ' j s c tho flares fii this SpplicaLon arc sarvctf vrtfo City inFrashructurc <hey are 
available tor Immediate dtvetopmeml and are « n l r a i l y located wi lhin ihe community. 
•Mii le nol directly app.cable to 1his application. Ihlr- policy snovide?. 1he City a inol to 
continually evaluate 'ts s j p p y o iemp lO^mar f l a i d s t h ' a u g h o j t the pann ing perioc. To 
Ihe eKlB^il lhat H Short-inn-, supply s nc/tsyJ, f . o City may e-rgage ¡n a process to.fix a-^y 
short-rail ¡n short-term supply. i, . 

I ft 
indus trial Devetopmen I 

r 
9 Liinj^tat anil specialty employment IJTE.F JJ'C impotent TP the OvCijl! 

mvenloty of avatiabte economic land and shall he protected through ( f i t v e uf 
zoning, deed restrictions or other appropriate instruments to ensure tha i these 
sites wilt not be further subdivided prior la devctopment-

f2rAslhe supply of targe commercial and Industrial pa rcelt i.-7 dcvuluped, ifru city 
shaft consider designating alternative parcels within the existing inventory at 
seei: to expand the UGH if the inventory of vacant lands drops below. the 
identified need. £ | < 

T5, The cnmmumiy shall strive to diversify its MdusUiai base. i 

f 9. industrial areas shall be protected from incompatib ie commercial and 
residential uses. 

22. Community efforts should be directed towards improving the general 
appearance of industrial areas so that they make m positive contribution to the 
envirottmen I of the community. 

1 hese policies i jy lheir 1e<ms apply ta tne crty And not r.c pn app fcap l for a cu.isi jud'CisI 
p s n amendment and zone change. Nonc^heis&s, Fio su t jec t properties are currently 
de^e lcccd wi<h officc buildings oxcep! for tho T n j n a n paroel. The Truman paheflt is 
smal l al a c * e s - not a i a n j e p s r « ! and one farther ccniUfalriei i by va r i o tn ratters. 
I he oornn;r; lon fit property to an ME rone will nol oanl lKi w-Pi Ihi;; (v.'iJslflal 
developme-i l policy oecause, as described at>m 1re r-JE Tone .s part of l i ie overa I 
inventory o f lands discussed wi ihm Ihe City's E 3 A 

fho vic i" ity nuaT (he suk .od p^Opo^ics, and Lha subbed properties f rom r ;dv r j s , contain 
a a t x l c t i n g m h of uses, soma oiwft fcf t could fie petenlisny in tampaWi le witb tndusiriai 
i levelopmenl but Ta^e been designed ana i l anned i - a cone?ive mariner (a reduce. 
conf l ic t Two o f 1he subject p roper les are deve opef i v/jth Lisas ?hat were permitted al 
1he l iKis wf i f ln "he industrinl 7onc n owlH ccmmoToial o T c e j s ^ s Th'. induslrial area, in 

case. ISpnotedKj much possible ! fom in icr t i^at ib ia iCsidin*iai afid J t 
commercia l UABS. The penmeter uf^ss eiMier canla mi] use or we^ft no«/ 
•uses that were designee 1o take into ^ms ide ra t ion the L^ilufllrial area ^ J i c h m'hself 
conLa i_^s a variety of uses Moreover h e su^ jcct propert iss Include a m n o f cffice anu 
mdustcal-deslgnajed i 

Mircid Use Development 

?4 Mjjrprf ijso rinvwioprnnnt shall achieve the following purposes; i 

a. provide a variety of employment opportunities and housing typesr\ I-
ti. (otter pedestrian and other non-mot or vehicle acccss wrr/lJIT ar id W the 

siter f * 
C. ensure tfpriJp.i libitlfy ef miXud-Usn de vefopnjent wrfh the turrOUndt/iQ arpa 

and minimize off-sJte rnipocts assoc ia ted with the development; t-
d ansurv the site planning, access, parking areas and building designs a/i 

funztitiflatty coordinated and aOfthetrealy pleasing; and 
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e, preserve the naturaí conditions where the mixed use development is near 
identified Goal 5 resources, natural areas, open spaces, or waterways. 

26. The city may designate other areas for mixed use development to encourage a 
variety of jobs and services close to residential areas. 

These policies by their terms apply to the city, or are aspirational only, and therefore do 
not apply to an application for a quasi-judicial plan amendment and zone change. These 
policies ace best implemented when looking at the area in which mixed-use 
development is proposed and the vicinity surrounding it rather than a single lot 
development. The Oid Mill District and the immediate vicinity exemplify the above 
purposes.^-The subject properties lie within this district and the conversion to the ME 
zone will rtot diminish the goal to provide a mix of uses that adhere to the above 
objectives.*' Future development of the Truman Avenue parcel will also need to adhere 
to the same policy objectives. 

New mixed use areas and new ME zones expand the opportunities to develop uses that 
support Jot) creation and commercial services close to existing residents. The proposed 
ME designation will permit additional mixed-use development on the subject property, 
and the vacant Truman parcel This area of the Old Mifl District contains existing 
residentjaiuses and abuts other residential neighborhoods. Thus, new mixed-use 
development on the vacant Truman parcel or within the existing buildings will serve to 
encourage a variety of jobs and services close to residential areas. The mixed use 
zone will be consistent with the approved Master Plan for Upper Terrace Phase 11 
according to applicant's representatives. 

CHAPTER 7: TRANSPORTATION SYSTEMS 

6.9.1 TRANSPORTATION AND LAND USE 

POLICIES 
i. 

3. The City shall consider facility needs for long-range transportation system 
corridor improvements for all modes, during the review of subdivisions, 
partitions, and individual site applications. 

6, The City shall implement mixed use zoning as one of the land use strategies to 
promo te fewer vehicle trips and shorter trip lengths. 

7. The City shall be receptive fo innovative development proposals, including 
zone changes, plan amendments, and text changes that promote alternatives 
to vehicular traffic and demonstrably reduce vehicle trips and trip lengths. 

i 
These policies by their terms apply to the city, or are aspirational only, and therefore do 
not apply l oan application for a quasi-judicial plan amendment and zone change. 
However,'as described elsewhere, the Old Mill District is an innovative development 
and the conversion of the subject 1(3 properties to a ME designation will encourage 
additional opportunities to reduce vehicle trips and trip lengths. 

6.9.4 PEDESTRIAN AND BICYCLE SYSTEMS 

5. The City shall develop safe and convenient bicycle and pedestrian circulation 
to major activity centers, including the downtown, schools, shopping areas 
and parks. East-west access to the downtown area needs particular emphasis 
across1 major obstacles, such as 3rd Street, the Bend Parkway and the 
railroad. 

4-. £ 
6. The C'rty shall facilitate easy and safe bicycle and pedestrian crossings of 

major collector and arterial streets. Intersections shall be designed fo include 
pedestrian refuges or islands, curb extensions and other elements where 
needed for pedestrian safety. Also, bike lanes shall be extended to meet 
intersection crosswalks. 

7. Bike lanes shall be included on all new and reconstructed arterials and major 
collectors, except where bikeways are authorized by the TSP.1 Bike lanes 
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8. 

shall also be provided when practical on local streets within commercial and 
industrial areas. 1 Bike lanes shall be added to existing arterial and major 
collector streets on a prioritized schedule. Specific effort shall be made to fill 
the gaps in the on-street bikeway system. An appropriate means of pedestrian 
and bicyclist signal actuation should be provided at all new or upgraded traffic 
signal installations. & , 

Property-tight (setback) sidewalks shall be required on both sides of all new 
streets except where extreme slopes, severe topographical constraints, or 
special circumstances exist 

9. Landscape areas shall separate the edge of pavement and sidewalks on new 
and reconstructed roads to allow for water quality treatment and storage of 
snow. . jj 

10. Sidewalks shall be added to all existing arterial and collector streets to fill the 
gaps in the pedestrian system. % .„ 

13. Bicycle and pedestrian facilities shall be designed and constructed fo 
minimize conflicts between transportation modes. 

16. Bicycle parking facilities shall be provided at all new multifamily residential, 
commercial, industrial, recreational, and institutional facilities, major transit 
stops, all transit stations and park and ride lots. The City shall support a 
"Bikes on Transit" program and work to increase the number of bicyclists 
using transit when the transit system is established. ^ 

| ' 
25. Bicycle safety shall be promoted by providing striped bike lanes on arterial 

and collector streets. Bike lanes shall be free of hazardous obstacles such as 
sewer manhole covers, other utility covers and storm water grates. . 

These policies by their terms apply to the city, or are aspirational only, and therefore do 
not apply to an application for a quasi-judicial plan amendment and zone change. As 
described elsewhere in this Findings and Recommendation, the subject properties lie 
within the Old Mill District. As the District and other nearby properties have developed 
the City has required extensions of alternate mode facilities such as sidewalks, bike 
lanes, and other pedestrian amenities. The subject properties are developed With a 
large office building, various parting areas, landscaping, or are vacant. Theses • 
properties abut improved arterial and collector streets containing bike lanes. TTie, ,• 
features and elements of the city approval for the developed lots were reviewed and 
approved through previous conditional use and site plan review proceedings. The 
vacant lot along Truman Avenue will undergo a future site plan and City review process 
at the time of development where this policy may be implemented 

6.9.5 PUBLIC TRANSPORTATION SYSTEM 

5. To accommodate a fixed-route transit system, land use ordinances and other 
regulations shall be implemented Orai establish pedestrian and transit-friendly 
design along potential or existing transit routes. W • 

3 to 'V- •• 
This policy by its terms applies to the city and not to an application for a quasi-judicial 
plan amendment and zone change. Nonetheless, the Old Mill District in eludes,several 
higher order roads accommodating transit routes and transit amenities. i 

6.9.6 STREET SYSTEM 

General: 

1. S (reefs shall be located, designed and constructed to meef their planned 
function and provide space for adequate planting strips, storm water'retention 
and treatment, snow storage, sidewalks, motor vehicle travel and bikiS lanes 
(where appropriate). Specific effort should be made to improve and enhance 
east-west circulation patterns for all modes of travel throughout the £ 
community. 
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5. 

• í 
; i 
í : í 

New development shall be supported by traffic impact analysis to assess 
these JrtTpacte i d fmip do Mr-mine transportation s y s l e m needs. 

TYie su r round ing s t ree ts In i h e 0 * J Mill I> j !J ic I w c r C d d s l g n c J and n p r C v e d - n 
••a' wi:h il i::•.-. f l : . r : ; u . ; - , l ; . ir c.V.i h ^ j ;iTim': (je'.'C:oprnen| on L" = 
sub je pnoper tes . The s l i e e i s comply witTi i i ^ s s t a n d i 1 do S f i e a r i t a t i o n j . TThs 
app l ican t submi t t ed a TLA wh ich shows tha t no add i t i ona l Transportat ion fu t i l i t y 
imp rovemen ts ane wa r ran ted as a result oF ttie p roposed p lan a m e n d m e n t and zor . -
thar igSL ' it! 

T. The.Ctty shall be receptive i o innovat ive development proposals, including 
zone c A j n j j i i , plan amendments, and text changes tha i promote alternatives 
ir> vehicular traffic and demonstrably reduce vc hfcle trips and trip lengths 

I M pol icy b y Its 1emn& a p p l e s to c ^y and no l to an app l ica t ion for a q u a s i Jud ica l 
piarf a m e n d m e n t and 7one una ra l-OYueve<\ in genera l , m ^ e d use z o n e s su*:r as the 
p roposed MiE z o n i n g a l low a greate r var ie ty c f uses which in gans ra l l y p r o m d e s a 
•educt ion in voFiic-e 1rips and L-ip lengths by prov ;einy a v a n e l y oF merr i e s n e a - ^ y , o^len 
wnh"n w a l k i n g d i s tance . T h e p roposed [p lan i m e n d t a f t n t and i c ^ e c h a - g e a -c in mc 
wfth Uio above pol icy. 

CHAPTER if PUBLIC FAOUTIES ANd SERVICES 

POLICIES 

Storm 

15. All public and private stormwater facilities shalt be designed and operated m 
accordance with the City's Stormwater Master Plan i n d shall meet appropriate 
drainage quantity arid quality requirement* including, but no t limited io, the 
fetjuirvfhents faj the City's national Pollutant Discliaige Elimination System 
JWSJ Sturniwater 1'ennit, integrated Stormwater Management Plan, tVPCF 
Underground Injection Conliot Permit and any applicable Total Maximum Daily 
Load requirements, 

17. Low impact site deaj'gns shall be a required par i of at! now and re-
development 

19. Development shall, (p Vie extent practicable, contain and tieat storm drainage 
Dn-tflfc, 

20. Tht use ot d/xpu^al systems shall be coordinated with die Oregon Departsnertt 
of £fivfrtinmet\La t Quality and Water Resources CfipartrnerpC io praCec f flreund 
water a.'W surfa c e water quality. 

i 
The City shall require ztnrmv/alei protection measures for all new 
development andredcVe.inpmrnlpruppmis during the planum^, project 
review, and permitting ptucessen. 

T h e s to rmwa ie - faci l i t ies for de^e lo [ i r ren t of the ¿ u t ^ e d proper t ies and ad |acen t s t e e l s 
w o r e pev icwcc Tor comp l i ance Ihe above requ i rements i n e r lo «ssusnce of ou J ing 
peiT.iLs, A i a lesssll, lf>e e x i s t s d e v e l o p m e n t Q f i l h e ^u l i j ec ; p r e p e f t i ^ con ta ins an 
8(GdTTWBJeT i^n sitn a m i irk LipprOvec fa " il C5 tFin Buturft ¿ e v e l o p m e n t 01 the TuirTi-ln 
A v o n u e si io wi l l requ-ro C i i y e i e p :an rev iew and approva l w h i c h wiL res u i e ana lys is o-
s l o r i i i w s l e f and dra inage n e e d s T h e ^ j p j l c ^ n i ' a p r o p o s e d p a n a m e n t m n ] and i o n e 
d i n n g u i w i l j have no af fect o n s l c f - w a l e r m a n a g e m e n l o n the sub.ect property. 

Chap ter If - Comn\untty Appearance 

This chapter prvnapry per ta ins t o goa ls and po l i c ies Far adop t ing s tandards and cr i ter ia 
whic i - wi - e n h a n c e i h e ¿ppearanoe o l hhe c o m m u n i t y and in p e i w i l d o e s nut ;»pf::y le 
app l ica t ions Tor o l ^ n p m e ^ . l m e n l s ano z o r e t f angos. T h e d e s i g n rev iew c r t e n a for the 
TviE Z o n e are m o r e st r ingent L'-an hJiese c i Ihe ttiment f i i i o n f t Lin the subject u iopr t r ry 
I H c i e w e r , t h ^ e r f s i t ng d e v e l o p m e n t o r The subject p roper t ies was rev iewed m r 
comp l i ance w'rtii t he s i te p lan a « J ot l ier on te rWstenL i$ fds a s pa r i of I he p rev ious site 
pi an N u n e l K j I e s s . the GkJ W II C.slncc s a we d e s i g n e e and tnc ln ta lned 
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development as evidenced by its landscape treatments, pedestrian and transit facilities, 
and overall arrangement of uses. 

Chapter 10 - Natural Forces 

This final chapter in the Bend Area General Plan provides discussion and data on 
natural forces — air quality, energy sources and conservation, and potential 
hazards such as flooding and land faults. Land use planning can have some 
influence on how future development impacts these natural forces. However, the 
effect of these forces on the growth and livabiHty of the urban area is equally 
likely to be driven by factors that are beyond the physical and political control of 
the city or county. 

This chapter sets goals and policies to guide future studies and the development of 
future standards and criteria. Therefore, these goals and policies are not applicable to 
the applicant's proposed plan amendment and zone change. . 

(Section 4.6.300(B) Criteria for Quasi-Judicial Amendments continued below.) 
i 

3. The property and affected area is presently provided with adequate public 
facilities, services and transportation networks to support the use, or such 
facilities, services and transportation networks are planned to be provided 
concurrently with the development of the property; 

FINDING: Adequate urban infrastructure, including sewer, water, police and fire 
protection, schools and transportation facilities are provided to support the proposed 
plan amendment and zone change. Each of these facilities and services is discussed 
separately in the findings below. 

-a 
Police Protection, The subject property is located within the Bend City limits and is 
served by the Bend Police Department. 

Fire Protection. The subject property is located within the Bend City limits and is served 
by the Bend Fire Department. 

Sewer and Water. The subject properly is currently served by City sewer and water 
infrastructure. The applicant and its engineers have worked with the City to evaluate 
the sewer and water facilities thai are currently available to serve the site and j t t ; 
expected users. The record contains a memo from Terry Angle noting that the City of 
Bend Collection System Master Plan (CSMP) attnbuies commercial sewer demand for 
the Old Mill Master Plan area, including the lots subject to this plan amendment and 
zone change request. As such, the plan amendment and zone change can be 
approved with the demonstrated sewer capacity for commercial uses having been 
attributed to the subject lots. 

Comments from the City of Bend Engineering Division note that based on the CSMP, 
upgrades to the Old Mill Pump Station will be needed at some time in the future. The 
proposed zone change itself does not create new demand or impacts to the sewer 
system. However, with each subsequent site plan, change of use, or other £ ll;, 
development activity that could potentially introduce new sewer flow to the Old Mili 
Pump Station, a sewer analysis will be required to ensure the needed capacity exists 
and that the proposed development can be adequately served without compromising 
the pump station, 

Schools. The subject property is located within the boundaries of the Bend-La Pine 
School District and can be adequately served by the district 

Parks. The subject property is located within the boundaries of the Bend Metropolitan 
Park and Recreation District and can be served by the district. There are no parks 
planned in the general vicinity of the site, although there are several parks along the 
river that are within walking distance. 

£ 
Transportation Facilities. As discussed in previous findings, the applicant's TIA 
concedes that the proposed change in plan designation and zoning from IG to ME will 
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nel significantly jffed a Ira usou-lalicn laciliy because Lha already established ino L:aj> 
tor Lne Oto MM [Bitnet viK bg uSIlwfl 

Sto;//wafer1 Rrjryjff There is an approved 5lC*mwator system In piace tor exislmg 
developjruenl en the subject pfopenjes 1 he Truman Avenue plrcL'1 will be ova aaleo 
a-d required to suppry s io^waler nort;yaEion si I he ln>e af ftiti? [j-.un approva! 

Based an the above ridings. I here are adeguale public fa:, fljes to ser^e the jreperfie?'. 
as coniemplnted Ihn imposte zone change ard 1e*1 amendment. 

i . Evidence of ehange in the neighborhood or community or a mistake ur 
inconsistency in the comprehensive plan ar land use district map rtgardlr.y 
thu pTijpc rfy Ih al li Ihe subjuct ni (he appi itatìorv anri 1 he provisions uf 
^etUun 4.G.6DCU Tranipoiijtiuii PluimLng Rvts CaAip l i^u . 

i. flfj'stafre or ftrcons.:srenc|v wj'rh Gomprehensive Pt,w 

riNDIHG^Thc Hj tonlnj of Pio Subjecl property noi a nu&1afce. The ameni Jiing 
•i conthlMI witn the cyrrenl pan des'guattons OilIhe property 

I C v 
T^e City archive records show how [he .-dustria sncs in th s a^ea oeforolhe 
construction of the Bend Partway, operated in a corrosive fashion and GOTllainrtd a mix; 
Of ¡industrial and ooromefc»l aclFvisius fis intemXid by the Genero Plan In piiife aL Thai 
iimfr AHef many yeais tins Industrial fiecior was oisecreo by [he Bend Parkway end Ihe 
Wilson Avenue Ovaipaas wh cb reduced Iht soiliTy oF aree (o retain its cWWWttlon to 
Othef indurrai iind diminish ili; kfidufttlnl Chal&dei. 

?.. C f t g t f l g r t j r i C o m m u n i t y . 

" ? 
fhe^e have seen venous p~ys.ca! changes in the nei glib orti eoo ar^l somnmri-Tr 
surrounding Ihe subjec-1 prcperty and char-ge oi cirnitn Stan cos a-ecbnLi "hii 
properties.- 1 hese .ssues a"e cescnbed belcw 
Cc'.'i'TfTiijn of it.-.tyf Judusfry to the new O.ti MM Districi Mated- u'ìììì Zone. 
1 h * Dfd MH 1'iLsipct énoompassei li major portion oF v^a l was previously a lfir!jc w i iM-
hasetl Imlusiiinl iiile. '"-e was former^ zoned IG, Genera ndaslnel W"" e i e Uiy 
m s we_e in operaton Ihe area was nel a place U-d encouraged publlu access to ihe 
Deschutes Rhior <y rhm.Jiih the vicinity rfue tu h e inter-se activity af ihe jmoe -

Irufi^traffic, noise oariculsle maitsi and olher issues ceiatad to sawmill* jn t l loy 
sio.^ge. The city's adoption of the MRZono pcrmitl-. d f e mlMiHise d^vclnfLnenl Uf 
lho Old Ma Districi The O y Will Ch'sllricl M^fllned Dili oriyiri;tl IG7cjne r|esiyna1ir>n on 
some prophriie& and the r^ftiv zone. was f lm) ed Lo oth^r area? The subject IG 
¿one«* ;Hcpei1lLii *e re jndud'rf Ihto Ihe 0 u Mi A.siPit boundary, Tnese factors, 
pre^ifiilated t>y the Simmlshed lumber industry economv, v.rtua iy eliminated all actrvlKis 
reLsled to ih e wood-basec indusbtas and jump-started o transiliffli to fiffiisfc 
comme- ia l u'jbs As tnc Old Mill D l l t o d IG zoned prct^r l i ts flewelflped with af f ic i 
iili.hJir'.gs (1 created V p m e m pi rlevelapmenr -h.il Isolated Ine remair^ng vacenl IG 
properties^ The subject Tr jman Avenue paresi ¡s an eKamp :e whe?e a property has 
b^+m isobikd, suifoUraled t:v dCveioped icsidiintial la;ids.. ^ffic&i. ami e l t va l id noado 

4 
The Tensities :rom an econc ^-y o-.^e heavHy ba led on. nsLuna resources'ma n ufacl unrg 
LO an ewntimy that meets demsuftd fcr ptoitisioiiai snd business services, educational 
a : id heahh services, rctai: hade and iesure and hospiLalily mduslhes is addressed in the 
citys 200$ eoa . states ai pa'ue^ 

'Bwttf f i a i sirtf^ sew v&.'ooiTiert fake pt$c* the Old t/:i> Disfn'cr end 
fo soiTie degree in downtown. $$ other t/uly 'vintage' ifitirftis 
obsoiere, ft may bo approprate to encourage tfteiir redeveJopmenf " 

The fade is (rascheed above co nslilute a cha-ge in the neighborhood or community 
ChznjBS to Crfy JieguieiiQJis U.^/iHx) OHice Usti hi the ff\dvstfiti /e/1 è*. The Old MiU 
D a^ict master p sn a^yj oL^er piannir.g slralegies weoe deve oped when Ihe crty ccde 
allow fed urtala nejOtnlity witl i oFFift de^lo^menl The vfly adopled amendrr^nts to its 
comprehensive o an and zon ng ordinance Ih ivhen ri irridi; .ed new • rf.lnc.|ion& pn 
oflice uses <n |.ne IG Zone, limiting such uses to corporale headquarterstoflices ^ ie re 
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co-located with a permitted or conditional use. Under the previous IG Zone provisions 
general office uses were permitted as conditional uses. Today, two of the applicants 
properties are developed with office uses, the other property is vacant. The recent 
adoption of a more restrictive code is a change in circumstance. 

Plan Amendments/Zone Changes & Other Changes. The City's 2008 EOA recognizes 
there are areas within the UGB in transition from industrial to non-industrial uses, 
including the Old Mill District. Over the years, two of the applicant's parcels have 
developed with office buildings. Recently, the ODS building was constructed and by 
subsequent land use application, PZ 09-183, resulted in a zone change and plan 
amendment from IG to ME. This approval and other existing office developments near 
the applicants IG zoned parcels essentially squeeze the appficanfs fG zonedparcels 
into a small node along the Bend Parkway and across Wilson Avenue to the RM zoned 
lands to the south. 

The parkway represents another change in the community. The Parkway was 
developed after the industrial area was established. As described above, the Parkway 
limits access and bisects the original iG zoned lands and other industrial areas. As a 
result, there are very few heavy industrial uses left in the IG zone, except tor the Hooker 
Creek operation, The area is in transition to meet demand for office, retail, residential 
uses, and very light industrial uses. The applicant's request for ME zoning best suits 
the surrounding area, provides greater flexibility for the vacant lot, and a broader range 
of use for the office buildings. • 

v -

The factors described above constitute changes to the neighborhood or community. 

3. Compliance with Provisions of Section 4.6.600 and TPR. 

Section 4.6.600 provides as follows: ¡. J ; 
When a development application includes a proposed comprehensive plan 
amendment or land use district change, or both, the proposal shall 
reviewed to determine whether it significantly affects a transportation 
facility, in accordance with Oregon Administrative Rule (OAR) 660-012-
0060. 

As previously noted, the applicant's TIA shows that the proposed plan amendment and 
zone change, under a theoretical redevelopment scenario, could significantly affect a 
transportation facility. Solutions to mitigate this situation are permitted by the TPR. 

R & 
The Old Mil! District at its inception and through additional modifications has met the 
TPR and established a trip threshold which is managed by the City and applicant via the 
trip cap debit system. The applicant proposes to meet the TPR mitigation o p t i o n , , 
described in TIA whereby the subject properties will be limited by the current trip cap 
debiting process established for Old Mill District under the existing IG zoning, The TIA 
shows that the site will be limited to the same number of pm peak hour trips as if it 
retained its IG zone/designation, or 113 pm peak hour trips. For this reason, tfie TiA 
concluded that the proposed plan amendment and zone change would not require 
changes to the functional classification of existing or planned transportation facilities, or 
a change to the standards implementing the comprehensive plan. Based on the' 
analysis contained in the TIA, the proposed plan amendment and zone change i s / "'. 
consistent with, and satisfies, the requirements of, the TPR, 

i 7 ! . % f 
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