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e gO 635 Capitol Street, Suite 150

Salem, OR 97301-2540
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Fax (503) 375-5518
www. lod state or us

NOTICE OF ADOPTED AMENDMENT P
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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PER ORS 197.610, OAR CHAFPTER 660 - DIVISION T SR T Y
Jurisdiction: City of Bend Local file number: PZ 09-261
Date of Adoption: 20372010 Date Mailed: 2M2/2010
Was a Nolice of Proposed Amendment (Form 1) mailed to DLCD? YesDate: 11/2/2009
[[] Comprehensive Plan Text Amendment Comprehensive Plan Map Amendment
[[] Land Use Regulation Amendment Zoning Map Amendment
[[] New Land Use Regulation [] Other:

Summar]ze the adnpled amendment. Do not use technical terms. Do not write “See Attached”.

A Plan Amendment and Zone Change to Mixed Employment (ME) for the 7.3 acres of lots 10, 11, and a
partion of lot 12 which are currently zoned and planned Industrial General (1G).

Does the Adoplion differ from proposal? No, no explaination is necessary

Plan Map Changed from: IG to: ME

Zone Map Changed from: IG to: ME

Location: N. and S. sides of Wilson Ave., E of Bond St. Acres Involved: 7.3
Specify Density: Previous: N/A New: N/A

Applicable statewide planning goals:

‘123455?3 10 12 13 14 15 16 17 18 18
SRk s Eﬂ ] [3 CEEN R ERT .
Was an Exception Adopted? (1 YES [£] NO

Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? tlYes [ |No
If no, do the statewide planning goals apply? LlYes [<]INo
If no, did Emergency Circumstances require immediate adoption? []¥Yes No

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




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

Mone,

|
Local Contact: Amy Barry Phone: (541) 693-2114  Extension:
Address: 710 NW Wall Street Fax Number: 541-388-5519
City. Bend ' Zip; 97759- E-mail Address; abarryi@eibend.or.us

}

ADOPTION SUBMITTAL REQUIREMENTS
This form must be mailed to DLCD within 5 working days after the final decision
per ORS 197610, OAR Chapter 660 - Division 18

1. Send this TWO Complete Copies {documents and maps) of the Adopted Amendment to;

i ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2 Electronic Submittals: At least one hard copy must be sent by mail or in persen, bul you may also submit
an electronic copy, by either email or FTP. You may connect to this address to FTP proposals and
adoptions: webserver.led.state.or.us, To obtain our Username and password for FIP, call Mara Ulloa at
S03-373-0050 extension 238, or by emailing mara.ulloa@state.or.us.

3. Please Mote: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the smendment,

4, Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information.

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the date,
the Notice of Adoption is sent to DLCL,

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who
participated in the local hearing and requested notice of the final decision,

1. Need More Copies? You can now access these forms online at hétp://www.lcd. state.or.us/. Please

print on 8-1/2x11 green paper only. You may also call the DLCD Office at (503) 373-0050; or Fax
your request to: (503) 378-5518; or Email your request to mara.ulloal@state.or.us - ATTENTION:
PLAN AMENDMENT SPECIALIST.
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ORDINANCE NO. N5-2138

AN ORDINANCE AMENDING THE BEND URBAN AREA GENERAL PLAN AND
ZONING MAPS BY CHANGING THE PLAN 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 norlh
and south sides of Wilson Avenue east of Bond Street, to change the zoning and
general plan designation from Industnal General (1G) 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 crteria 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 Chapter 4.6. 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 (1G) to Mixed Employment (ME) as shown in
Exhibit A.

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

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

Placed upon its passage the 3' day of February, 2010.
YES: 6 NO: 0

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

Kathie Eckman, Mayor

/Patricia Stell, City of Bend Recorder

Ordinance NS-2138 Page 10of 17
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EXHIBITB
FINDINGS IN SUPPORT OF PZ 09-261

CONFORMANCE WITH CITY OF BEND DEVELOPMENT CODE

CHAPTER 4.6, LAND USE DISTRICT MAP AND TEXT AMENDMENTS ;

Hoen
FINDING: This plan amendment and zone change application is a Type [l 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 Il and Il
applications. In addition, all of the criteria identified in Chapter 4.6.300 are addressed
below.

4.6.300 CRITERIA FOR QUASI-JUDICIAL AMENDMENTS
B. Criteria for Quasi-Judicial Amendments

1. Approval of the request is consistent with the relevant Statewide Plaﬁning
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 opportunrty for
citizens to be involved in all phases of the planning process.

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 Asscciations. Only one person attended the public meeting or submitted
comments in response to the notice of the meeting. Under the development code, Type
1) 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 neighborhcod
association contact. ii 2

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 factua!
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 change
application. The staff prepares a recornmendation 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 heanng 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 i;‘ha.nge
application because the subject property is not zoned for agriculture or forest Use and
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does not have iInventored open spaces, scemc areas, hislone resources, of natural
IBSOUNCEs,

Goal 6, Air, Water and Land Resources Quality

Gaoal & is nol appiicable 1o the subject plan amendment and zons changa application
becausg lﬁf.- proposed change will have no impacts on air, water o End resounces

Goal T, Ar-la;: Subject to NMatura! Hazards

Glieal B, Rﬁmaﬂbnai Neods

Goals T and 8 are not apphcabie o the subjed plan amendmean! and zone change
appication because the subject property = nob within an denified natural hazard area,
reor within an area dentified for moreatonal use

Goal 8, E&wmm:‘c Development

To pmvk;l adequalte opporunities throwghowt the state for 8 vanefy of economic
Bctivities vital to the health, welfare, and prosperity of Oregon’s citirens.

Goal 9 and the implementing rules requirg local govemmenis o provide an adeguates
armount of commercial and industnal land wathin the Urban Goowth Boundary. In Bend.
this requirement i accomplished through the designation of adeguals commarcial,
mdusttal land and mixed employment land in the General Plan. Statewide Land Use
Planning Goal 9 requires that the City provided for "al least an adeguale supply of sies
af suilable sizes, types, locabons and service levels far a variety of industrial and
commencil uses consistent with plan policies.” The adminsirative rules implementmg
Goal B—specifically AR G50-008-0015—equire the City to devealop an inventary of
industriad and other employment lands of “vacani and developed lands within 1he
planning ares designated for industial or other employment uges,” Additionally, DAR
g50-005-010(4) provides:

For a post-acknowledgement plan amendment under OAR chapler 660,
divizion T8, that changes the plen desfgration of fand in excess of two acres
within an exizling urban growth boundary from an industial use designation
to & non-industrial use designation, or an other employment use dasignation
to any other use designation, a cily or county must address all applicable
planning requirements, and:

(gl !‘Denmnslral‘e that the proposed amendment (5 consistent with its most
recent economic opporiunities analysis and the parts of is
I acknowledged comprehensive plan which address the requirements of
thi= division; or

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

(el Adopt 2 combination of the above, consisfent with the reguirements of
this divizion.

The Eﬁf’fﬂmrﬁﬂ Fan Map contams an Industnal Sesgnation for the subjest property
The propasal to change the designation to the ME designation will confinue to implement
the goal by providing a more diverse economic and amployment ares. The proposed zone
change and plan amendment will facilitate the continuation of a vibrant mized yese
cormimuniy within the Cdd Ml District. This is an economic banefit to the community.

O January 5, 2009 the city adopted & seres of ordinances which, among other things,
gepanded the city's LGB ana amendad s general plan. In additicn, Crdinance No
2112 adopied a5 Exhibil “L” the “City of Bend 2008 Economic Cpportuniles Anafysis”
(2008 ECAT). The prdinances adopting the expanded UGB, incheding Drdinance Mo
2112, have nol yel been acknowladged by (he Lasd Congervation and Developmenl
Commission (LCDC). However, ORS 187 525(3) providas in relevant part as follows:
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(a}  Prior to its acknowledgment, the adoption of a new comprehensive
plan provision or land use regulation or an amendment fo 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
fimited land use decisions if the amendment was adopted in
substantial compliance with ORS 197.610 and 197.615 unless a sfay
is granted under ORS 197.845. W

(b}  Any approval of a land use decision, expedited land use deé:'sion or
limited land use decision subject to an unacknowledged amendment
fo 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 plan 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 comprehenswe
plan is discussed in the findings below. ¥

The |G-zoned portion of the subject property is more than two acres in size, The Goal 9
administrative rules - QAR 660-008-0010(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). -
The staff report in a similar and recent City approval, PZ0S-183, states:the city's
decision to treat the ME Zone as an industral zone for purpose of the EQA and the
comprehensive plan was based in large part on the fact that there is considerable
overlap between the uses pemitted 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 planning
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 660-009-0005. 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 mdustrzal uses to
the north and the residential uses to the south. 2

E,v G d
When the city expanded the UGB in 2009, it elected to employ a number of markst
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 amendment and zone
change will not interfere with the City’s ability to provide an adequate amount of *
employment lands duning the planning period. Ko
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Goal 10, Housing
L
Provide for the Housing Needs of the cilizens of the Stafe.

The nu;l"-eg IG zoning on fhe subject property doss not allow residential uses, and the
axisting uge of the subject property is not residential The proposal will not remova land
fram the city's inventory of residential lands. The IG zone does nol permid housing othar
than caretaker housing, bul the ME zone has the potential to permil additianal hausing
when develaped in o mixed-use sefing, While it & uniikely thal such development will
ocodr on the developed portions of the aubject properties, the potential is possibie and
is recognized heare.

Goal 11, Public Facilifies and Services

To plang, apd devalop & timely, orderly and efficient armangemant of public facilities
arrds-rnpu; to serve as a framework for urban and rural development

Thes 5315 ;mrrantjy geryed with adequate public facilfies and services for the existing
and proposad office uses, as shown in the analyses provided by the applicant’s
aengineers for sewer, wailer, and transportation facifies serving the site. The
concaniration of economic and employment use in this core area of the City 15
consistent with the requirements of Goal 11. The applicant’s propasal will confinee the
ardarly and efficient use of exisling City services and facildles

Gogl 12 Trm'lap-umﬂm

To pmw’:ﬁl and encourage @ safe, comveniond and ecomomic transportation
sm Ig
Gaal 12 & implemented hrough the Transporiation Planning Rule, DAR G80-12,
Additionally, Section 4.6,600 of the Bend Development Code requires the applicant to
demonsiragte compliancs with the TPR (OAR G50-012-00G60). The TPR provides:

(1) Where an amendment i a funclional glan, &0 scknowledged compraheniive
plan, of & land uge regulalion would signifcantly affect an exizting or planned
transporialion faciity, the local govemment shall puf in place messues &5 provided
it sgction (2] of Bvis rwle fo asswre that allowed land uses are consistent with fhe
identifigd funclion, capacity, and performance standards {e.g. level of senioe,
vaillang o capacily ralio, elz) of the Fciily. A& plan or fand use reguiation
amendment Signifcantly affects a fransporfalion facility 1 wowo"

{a] Change the funclional clasafication of an exizling or plannsd ransporafion
fapiy fewelusive of cormection of map emors i an adopled plan),
{b) Change standands implamenting a funcliona! classification system; or
{ci Az measured al the and of the planning pancd ideniiied in the adopied
transporiafion system plan:
{A) Allgw fand wses ar levels of developrmend thal would resulf in lypes or
3= feveds of fravel or aocess Mval are Inconsistent wilh the funclional
s classification of an existing or planmed transpotalion faciity,
4 {B) Reduce the perormance of an exisling or planmed transooralion
: faciily bedow [he minimum aceeplatle pedormance slandard idenified
inn e TEP or comprehansive plan; ar
() Worsen the pedformance of an exisling or planned bansporfation
facilify that is chenwize projecied fo perfomt baiow the mimnlmum
acceptalie performance Slandard denlifed in the TSP or
comprehsnsive plan.

The TIA examines the cument and propessd uses to delenming sompliance with the
above oriana, Two of the three lols are developed wilth existing officefndusinal uses
and one igvacant, The TIA ook a reasonable worst case scenario approach and
determined the impact of theoretical uses upon the rancportalisn system, This msulbed
in & significant Impact. As such, the TPR allows that certain limitations be imposed
upon the regues] for Plan 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
deveiopment agreement or similar funding method, including transportation system
management measures, demand management, or minor transportation
improvements...”

Through this option, the TIA was able to provide a proper mitigation techniqué'f, '

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

The subject properties are part of the Old Mill District. The TIA that determined TPR
compliance at the inception of the District js 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.” The 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 of 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 Klttelson &
Associates, Inc. TIA concludes the following: o

Per the provisions summarized in Section 2 of OAR 660-012-0060, the rezone can
occur with a restriction on the number of lnps generated by future development on
the site. This restriction equates to 113 weekday p.m. peak hour trips and would
mitigale a significant impact on the transportation system. Further, this restriction on
Inip 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
needs associated with the onginal OMD study and is consistent with the ongo.-ng
debiting process.

The TIA analyzes potential impacts to affected transportation facilities from the
proposed plan amendment and zone change and compares tnp generation predictions
for uses pemnitted in the current |G Zone with uses permitted in the proposed ME Zone.
The TIA utiized a reasonable worst case scenario for redevelcpment of the parcels
using a floor 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 113 pm peak hour {rips as monitored by the Old Mill District
trip cap and debiting system; a system in operation today and appmvad by thé City of
Bend. This system will keep the trip generation for future uses in the ME zone .
consistent with the |G tnp generations allowed for these sites today. :

At its inception, and threcugh additional modifications, the Old Mill District met ﬁwe TPR
and established a trip threshold which is managed by the City and applicant 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 |G zcne/designation; 113 pm 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 planned
transportation facilities, will not require a change to the standards imp!ementjr*i'g (he‘
comprehensive pian, and will not significantly affect a transportation facility asg . |
measured at the end of the planning period identified in the adopted transportatlon
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. :

Goal 13 Energy

To conserve energy.

y
Toie s
dma
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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 are not significantly different from those
permitted m the IG zone, some of which are already in place on the subject property.
The app]lwnt s proposal will facilitate the long term deveiopmem and growth of
economic ;md 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 popufation and urban employment inside urban growth
boundanes, to ensure efficient use of fand, and to provide for livable
commiunities.

The subject property lies well within the boundary of the City’'s UGB 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 Shorelands; Goal 18, Beaches and Dunes; Goal 19, Ocean
Resources

Goals 15 ghrough 19 are not applicable to the subject plan amendment and zone
change application because the subject property does not include any of these features
Of 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;

FINDING: The Bend Area General Plan is the City’s Comprehensive Plan. The subject
applicatiori is consistent with the applicable plan goals and policies as identified below
and in the:applicant's burden of proof. Additionally, the Bend Development Code
implemenfs the goals and policies of the General plan and the existing uses are
permitted ?utn’ght in the ME zone and are consistent with the ME zoning provisions.

CHAPTE!? 71— PLAN MANAGEMENT AND CITIZEN INVOLVEMENT
Policies
Urbanization of the Incorporated UG8

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
capftag;impmvemem plan.

34.The E:iﬁ/ 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 prooess 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 : o
% 5.

48. The city will use other mechanisms, such as, but not limited to, meegngs with
neighborhood groups, planning commission hearings, design workshops, and
public forums, to provide an opportunity for alfl the citizens of the area fo
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 pre-application neighborhood
meetings, as well as public notice and public hearings to ensure adequate opportumty
for citizen participation in the planning process. & 3
CHAPTER 2: NATURAL FEATURES AND OPEN SPACE T ;
;_-, ]

Policies
Natural features and open space ¥ ‘

9. Major rock outcrops, stands of trees, or other prominent natural features
identified in the General Plan shall be preserved as a means of retammg 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 stre«et trees
when located within 10-feet of the right of way. j

11. All development shall preserve the natural ground cover outside the bu:fdmg
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 app}ccam 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. :

CHAPTER 3: COMMUNITY CONNECTIONS

The there are no historical features, cuftural 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. by
g :

CHAPTER 4: POPULATION AND DEMOGRAPHICS

HE >
4,

HAOY

A major goal of the Jand use planning process is to ensure that there is sufficient
Jland within the urban growth boundary for housing, for business and industry, for
public services such as parks and schools, and an adequate t:ansporfaﬁon
system to serve those needs.

This chapter of the general plan addresses population forecasts and other dernograph:c
information, and therefore is not applicable to the applicant’s proposal. .

x; ’}-" d
CHAPTER 5: HOUSING AND RESIDENTIAL LANDS ;l»

This chapter deals with housing needs and is not applicable to the proposed ;i!"ah
amendment and zone change. Of note however, is that while the current |G 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 does the
applicant anticipate future housing to be located on the site.

CHAPTER 6: THE ECONOMY AND LANDS FOR ECONOMIC GROWTH

Ordinance NS-2138 Page 9 of 17
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Applicable Policies:
Geen'erf:ai;ir g:ponomfc Land Policies and Anticipated Land Needs

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 fand uses.

e
4. Th_ef'ci'is/ shalf provide at least a 20-year supply of economic, institutional, and
asqui?ted 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 to designate additional sites for employment
use within the existing urban growth boundary prior to expanding the UGB.

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

These policies by their terms apply to the city and not to an applicant for a quasijudicial

plan amendment and zone change. In any case, as discussed in findings elsewhere in

this submittal, the applicant's proposal will 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 commercialindustrial 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 econornic lands.
Moreover; the physical location of the subject properties — near the parkway, existing
neighborheods, 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 I1G 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 curent 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
designatiop permits today. This is particularly 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.

W

Shod-!éﬁﬁ Supply of Economic Lands
8. Beginning in 2010 and every two years thereafter, the city shall:

a. Update the economic lands Buildable Lands Inventory to identify developed
and vacant economic lands by General Plan designation;

Ordinance NS-2138 Page 10 of 17
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b. Estimate the acreage of vacant economic lands thal qualify as mmp-'ﬁﬁ-vu

shori-term supply; >
These pobcies by their terms apply to the city and not 1o an applicant for a quasifudicial
plan amendment and zone change. However, the applicant’s proposal does nol change
the mwaniony wntil the Tneman progerty comerts from vacan! to a developed staius
Because the parcels m this applicaban are serded with Cily infrastructuns they ara
available for Immediate development and ane ceninlly locabed within the communiby.
While nol directly applicable to this application, thls policy provides the City with a foal 1o
continuaily evaluate its supply of employmend lands throughout the planning penod. To
the exient that.a shor-term supply = noted, tha City may engags in a process to fix any
shaori-fall in shorl-barm supply. i

Industrial revelopment

ARBE s

9, Large-lof and specially employment sites are important to the owverall
inventory of avallable economic land and zhall be protected through the use of
zaoning, deed restrictions or other appropriate instruments fo ensure that theas
sites will not ke further subdivided prior fo development.

12. A5 the supply of large commerelal and industrial parcels is developed, the eify
shall consider designating altermmative parcels within the existing inventory or
seek o expand the UGH if the inventory of vacant lands drops bﬂr:m! Il'm
identified need. A

e

15, The communily shall sfrive te diversily its industrial base.

18 Industrial areas shall be protected from incompatible commercial and
residential uses,

22, Communify efforts should be directed towards improving the general
appearance of indusinal areas so that thoy make a positive contribution to the
emvirofiment of the cammeinify.

These policies by their lenms apply to the city and not to an applicant for & guasi-judictal

pian amendment and zone changa, Nonathelass, the subject properies are cumently

devaloped with office buildings excenpt for the Truman parcel. The Truman pafoet is
small #l 2.76 acres — not a karge parcel and one further constrained by varous factors.

The conversion of the property 1o an ME zone will nol conflict with this ingustrial

developmeni policy because, as descrbed above, tha ME zone s part of the overall

invenfory of lands discussed within the Ciy's EQA \

Tha vicinity naear the subjact propedies, and the subjed propeities themselves, contain
an exigling mix of uses, some of which eould be potentially incompalible with Indusinal
develspmenl but have besen deslgred and planned In a cohesive manner o reduce
confiict Two of the subject properties are developed with uses that were permitted al
the time when the industrial zone aliowed commercial office uses. The indusinal area, in
this case, |5 profeced as much as possible from incompalible residential and £ |
commercial uses, The penmetar uses sither conlained an exlating use or wenﬂ Pl
uzes that were designed 1o taka into consideration the industrial area which in'tself
contains a vanety of uses. Moreover, the subject properties inchede a mix of office and
industial-designated uses &
Mixed Use Development

M. Mied use developmant shall achiave tha following purposes;

% 3

a. provide a varety of employment opporiunities and housing .E_'.l"p-e'_'tj. +

b. foster pedestrian and other non-motor vehicle access within im:’l‘f the
site; -

€. ensure compaltibilify of mixed-use developmen! with the surrounding area
and minimize off-site impacts associsted with the development;

d. ensure the site planning, access, parking areaz and bullding designs are
functionally coordinaled and aestheticaly pleasing; and
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e. preserve the natural conditions where the mixed use development is near
fdent:f ed Goal 5 resources, natural areas, open spaces, or waterways.

26. The cffy 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 are best implemented when looking at the area in which mixed-use
developm'ent is proposed and the vicinity surrounding it rather than a single lot
developme,-ni The Old Mill District and the immediate vicinity exernplify the above
purposes‘*;The subject properties lie within this district and the conversion to the ME
zone will npt 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 job 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 Mill District contains existing
residential'uses and abuts other residential neighborhoods. Thus, new mixed-use
developmént 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 ||
according to applicant’s representatives.

CHAPTER ré TRANSPORTATION SYSTEMS
6.9.1 TRANSPORTATION AND LAND USE

POLICIES

3. The':c.‘ﬁy shall consider facility needs for jong-range transportation system
corridor improvements for all modes, during the review of subdivisions,
parﬂ&ons, and individual site applications.

6. The C:!y shall implement mixed use zoning as one of the land use strategies to
promote fewer vehicle trips and shorter trip lengths.

7. The City shall be receptive to 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.

These policies by their terms apply to the city, or are aspirational only, and therefore do

not apply fo an 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 IG 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 fo the downtown area needs particular emphasis
across major obstacles, such as 3rd Street, the Bend Parkway and the
railroad.

T_‘I:v.' '(}:.

6. The City shall facilitate easy and safe bicycle and pedestrian crossings of
major collector and arterial streets. Intersections shall be designed to 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 fa:nes shall be included on all new and reconstructed arterials and major
coﬂectors except where bikeways are authorized by the TSP.1 Bike lanes
OrdmanDEgNSQ‘i 38 Page 12 of 17
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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 upgmded traffic
signal installations. g., L 7

8. 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. i 4

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

Y

PR = g

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

16. Bicycle parking facilities shall be provided at all new multifamily residential,
commercial, industrial, recreational, and institutional facilities, major fransit
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 b:cychsts
using transit when the transit system is established., = H

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 altemate mode facilities such as sidewalks, bike
lanes, and other pedestnan amenities. The subject properties are developed Wrth a
large office building, various parking areas, landscaping, or are vacant. These:, il
properties abut improved arlerial and collector streets containing bike lanes. 1119_.
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 revlew 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 that establish pedestrian and t:ansrt-fnend!y
design along potential or existing transit routes. Bl

FI

This policy by its terms applies to the city and not to an application for a quasﬁudic&al

plan amendment and zone change. Nonetheless, the Old Mill District includes several

higher order roads accommodating transit routes and transit amenities, i

v,

6.9.6 STREET SYSTEM
General:

1. Streets shall be located, designed and constructed to meet their p!anned
function and provide space for adequate planting strips, storm water [efanuon
and treatment, snow storage, sidewalks, motor vehicle travel and bik !apes
(where appropriate). Specific effort should be made to improve and ehhance
east-west circulation patterns for all modes of travel throughout the '~
community. ¢
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4. New development shall be supporied by trafiic impact analysis o assess
these impacts and fo help doformine fransportation system needs.

The sumounding streets in the Oid Mill Destricl were dasigned and mproved in
connection with previous developments andior the exsting office development on the
subject properties, The strests comply with the ¢ify's standards and specificalions. The
applicant submitied & TLA which shows ihet no addibonal frensportation Facilifty
iMprovam are wamantad as & result of the proposed plan amendment and zone
charges

.

8 I'.I‘m,'f.‘-i:q.r shall be receptive to innovative development proposals, including
rong r:han_gﬁ. plan amendmaents, and text changes that promoie allernatives
to wehicwlar fraffic and demonstrably reduce vehicle trips and trip lengihs,

This policy by its ferms apples to the cify and nal o en appheation for & quash|udicial
plan amandmant and zone changs. However, in general, mbesd use zones such as the
proposed ME zoning allew a greater varnety of uses which in gererally promoies a
reduction in vehicle frips and trip lenglhs by providing a varnety of services nearty, often
within walking distance. The proposed [plan amendment and zone change are in line
witth the aaa'.-a palicy.

CHAPTER 8: PUBLIC FACILITIES AND SERVICES
POLICIES
Starm sower

15 All public and private stormwater facilities shall be designed and operated in
socordance with the Cify's Stormwater Master Plan and shall mee! appropriafe
drainage quartity and quality requirements including, but not imited fo, the
requirerments in the Cify's National Poifutant Discharge Elimination System
M54 Stormwater Permit, integrated Stormwater Management Plan, WPCF
Underground fnfection Control Permit and any applicable Total Maximom Daily
Load requirements.

17.Low impact site designs shall be a required part of all new and re-
development

18. Development shall, to the exten! practicable, confain and treat storm drainage
Git=sifi,

20. The use of disposal systems shall be coordinated with the Oregor Department
of Epvjronmental Quality and Water Resources Department to protect ground
walber gnd surface water quality.

i

23. The City shall reguire stormwaler profection measures for all new
development and redevelopment proposals during the planning, project
review, apd permiifing processes,

The stormwaler facilites for development of the subject properties and adjacent streels
wale feviowed 1or compliance with the above reguirements prior to issuance of building
permils, As a regull, e existing developmenl on the Subjed propertes comtains 3l
slormwates n aite and in approved faciilbes, The hulure development of the Truman
Avenue sike will require City sifte plan review and approval which will require analbysis of
stommyalie] and drainpge needs. The applicant’s proposed plan amendmen and Zone
l:haru_;ﬂ_’wi! have no affect on stormwater management on the subject property.

Chapter 9- Community Appearance

This chapter primansy perains to goals and policies for adopling slandards and criteria
which will enhance the appearance of the community and in general does nol apply o
applications fof plan amerdments andg rone changas, The design review crtena for the
ME Zone are more stringent than those of the cumenl 1G5 Zone on the subject property
Mereover, the exisling development on the subject properiies was revieswed for
compliance with the ste plan and other critera’standards as part of the previous site
plan r:wm#s Nanetheless, the Cild Mill Distric: is a well designed and maintained
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develocpment 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 livability of the urban area is equally
likely to be driven by factors that are beyond the physical and political controf of
the city or county.

This chapler 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. S

a4

A
(Section 4.6.360(B) Criteria for Quasi-Judicial Amendments continued below.)

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 propoé,ed
plan amendment and zone change. Each of these facilities and services is dlsbussed
separately in the findings below. -}.,
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 property 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 that are currently available to serve the site and jts ;.
expected users. The record contains a memo from Terry Angle noting that the City of
Bend Collection System Master Plan (CSMP) attnbutes commercial sewer defnand 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 :5 .*..L‘
development activity that could potentially introduce new sewer flow to the Old. Mill
Pump Station, a sewer analysis will be required to ensure the needed capacrty‘be)dsts
and that the proposed development can be adequately served without comprdmrsing
the pump station. o
L F
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 1he
river that are within walking distance. w : :
Transportation Faciliies. As discussed in previous findings, the applicant's TIA ;
concludes that the proposed change in plan designation and zoning from IG to ME will
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net significantly affect a iransportation facilty because the already established g cap
for thie Oid Mill Distnct will be utilized

Stormmwaler Runol.  There is an approved stormwater system in place for Ihe existng
developmeni on the subject propenies. The Truman Avenue parcel will be evaluaied
and I'ﬂ:i'l_.‘!lrEd to supply stormwater miligation al the tme of sie plan approval

Based qm?m abowver findings, there are adeguate public facilites to serve the properties
a% I.‘-ﬂl‘l?tﬂglilﬁd by the proposed zone change and leet amendiment.

4. Evidence of change In the nelghborhood or community or a mistaks ar
inconsistency in the comprehensive plan or land use district map regarding
the property that is the subject of the application; and the provisions of
Section 4.6.600; Transportation Planning Rule Compliance.

1. Hf,‘_ e or {meonsistency with Comprehensive Flan.

..I
I'IHEIIHG'jThr, Wz roning of the subjed property was nol a misiake. The cument Zoning
% r.unallgmm with the currenl plan designalions on the property

The Cityr an::hme recorgs show how the indusinial iznds in this area, befora the
construction of the Band Parkway, operated in a cobasive fashion and conlained a mix
of industrial and commercial aclivities as inbended by the General Plan in place al that
ume, Afler raoy years this indusiial sector was bisected by the Bend Faroway and the
Wilson Syenue Overpass which reduced the ability of area fo retain ils connechan bo
other indugirial areas and diminished {8 mdustial characier,

2. Chapge In the Nefghborhood or Community.

¥
Thera have bean varous physical changes in the neighborhood and community
sumounding the subject property and change of circumstances affecting the subject
propertes. These Baues are described behow.

Conversion of Wood-hased Heavy Incusfy fo fhe new Cig MIF Disfoct Mived- wse Zone,
The Dl MM Dt 2ncompasses a major poricn of whal was previously a lame wood-
based indusinal sie, The sie was formerty zoned 15, Geneml Indusinal. Vilsile e big
milis wara in coeration, the area was nol a place thal encouraged public access ta the
Deschutes River o through the vicinity due to the intense actvity of the lumber miiks,
wruck traffip, nolse, padiculaie mater, and olher issues refated to sswmills and log
storage; The city's adoplion of the MR Zone parmitled the mixed-use development of
the Oid Mill District. The Oid Mill District retained the onginal 1G zone designation on
some properlies and the new zone, MR was appled to ofher areas, The subject IG
zonesd propeties were included into the Od Ml District boundary, These factors,
precpitated by the diminjshed tumber industry economy, virtually aliminated all actibes
related to the wood-based indusiies and jump-started a ansstion lo offioe amsd
commercial uses, As the Old Mill Distoc 15 poned propedies developed with office
buildings i created a patiern of development that isolated the remaindng vacani |3
propertizs; The subject Treman Avenue parcel is an example where 3 proparty has
ben isolgted, sumolndead by developed residential lands, offices, and elevated roads

The transifion from an economy once heavily based on natural resourcesimanufaciuring
Lo an soanomy thal meets demand for professional and business services, educalional
and health sarvices, retail trade and letsure and hospitality indusines is addressed in the
city's 2008 EODA,  Specifically, the EOA slates a1 page 55

"Band has seen suoh regevelopment toke place at e Odd Ml Disiict and
te some degres in downtown, as aiher fruly wWatage” dizincrs bepams
cbsolele, d may be appropnaie o encourage fthair redevelopment ®

Tha Tacﬂ_.n-r%- dascrized above constijule a change in the neighborhood or community
Changes to Cify Reguialions Limding Oifice Lises v the Indusiral Zones, The Ok Wil
Disirict master plan and other planning sirategies were developed when the city code
allowed greater Aexdbility with office developmenl The city adopled amendments bo its
comprehensive plan and zonong ordinance in 2008 when f imgosed new iesifictions on
office uses in ine |G Zone, limiting such uses 1o corporate headguarersioflices whers
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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 applicant's
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 EQA recognizes
there are areas within the UGB in transition from industnal to non-industrial uses,
including the OId 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 |G to ME. This approval and other existing office developments near
the applicant's |G zoned parcels essentially squeeze the applicant’s |G zoned parcels
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 oniginal |G zoned lands and other industrial areas. As a
result, there are very few heavy industrial uses left in the IG zone, except for 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. Y

The factors described above constitute changes to the neighborhood or comrr;u nity.

Section 4.6.600 provides as follows:

h i .
When a development application inciudes a proposed comprehensive plan
amendment or land use district change, or both, the proposal shall be
reviewed to determine whether it significantly affects a transportation
facility, in accordance with Oregon Administrative Rule (OAR) 650—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.

The Old Mill District at its inception and through additional modifications has rﬁet‘*ﬂ‘:e
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 optién.,.
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 1G 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, the TIA
concluded that the proposed pian amendment and zene 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 lS
consistent with, and satisfies, the requirements of, the TPR.
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