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February 1, 2010

Mayor Bob Andrews
Newberg City Council
414 E. First Street
Newberg OR 97132

Dear Mayor Andrews and Council members:

Thank you for the opportunity to comment on the draft Revised Economic Opportunities
Analysis (EOA) and related text amendments to the comprehensive plan, 1000 Friends of
Oregon is a nonprofit, charitable organization dedicated to working with Oregonians to
enhance our quality of life by building livable urban and rural communities, protecting
family farms and forests, and conserving natural and scenic areas.

1000 Friends of Oregon and Friends of Yamhill County support efforts to plan for Newberg’s
future and we maintain a keen interest in the outcome of these efforts.

Tt is evident that considerable work has gone into the analysis. Nonetheless, we have several
concerns regarding the document’s underlying assumptions and the resulting conclusions, as
well as concerns regarding the technical analysis.

On December 10%®, 2009 the Planning Commission took testimony on the draft Revised
Economic Opportunities Analysis (EOA), dated November 2009, The Planning Commission
considered the matter further at its next meeting scheduled on January 14, 2010 and voted to
make significant revisions to the draft presented at the first hearing, including increasing the
amount of projected employment growth and increasing the amount of land to accommodate
that growth. The draft before you reflects those revisions.

We believe the draft EOA overestimates the amount of employment land Newberg will need
over the planning period and underestimates the capacity of available lands within the
existing UGB to meet those needs. This will result in overexpansion of the urban area.

Celebraling Thirty-five Years of Innovation
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1. TARGETED INDUSTRIAL CLUSTER

Under Goal 9°s implementing rules, the estimate of the types and amounts of industrial and
other employment uses in the EOA must be based on “what is /ikely to occur in the planning
area.” (OAR 660-009-015(4); emphasis added).

A key “target “industry cluster that Newberg has identified as part of its economic strategy is
manufacturing.! Based on the available data, this is an economic development strategy based
more on wishful thinking than on what is likely to occur and, as such, seems doomed to
faiture.

In the last two years, the local economy has shed thousands of jobs in the worst recession in
decades. Manufacturing and other sectors that use indusfrial land have been particularly hard
hit.

The most recent Oregon Employment Division (OED) long-range projections f01 Regions 2,
3, and 15 project that manufacturing jobs will decline between 2008 and 2018:% They have
made no projections of growth in that sector beyond that date.

The draft FOA projects that in 2018, Newberg will have less manufactunng jobs than in 2008
and at most, a handful of more jobs overall that utilize industrial space.®

Nonetheless, much of Newberg’s economic development strategy relies upon urbanizing a
very large block of prime agricultural land to attract new industrial employment. According
to the draft EOA, the largest component of this new employment on this converted land will
be in the manufacturing sector.

The city has announced its intention to pursue an Urban Growth Boundary amendment to
bring much of this block of farmland into the UGB, even though there is no demonsnable
short-term need for this land, and any long-term demand s, at best, speculatwe

This prime farmland is not undeveloped land waiting for urbanization. It is already
developed industrial land that supports the leading industry in Yamhill County- agriculture.
The agricultural industry is a primary driver of Newberg’s economy.

Newberg is located is in Yamhill County within 2 or 3 miles of Marion County, Washington
County, and Clackamas County. These four counties rank first, fourth, fifth and eight among
all Oregon counties in gross farm and ranch sales with over $1.5 billion in direct 2008
receipts.” Area farmers provide thousands of jobs, many to Newberg residents, and indirectly
support tens of thousands more.

' See proposed Comprehensive Plan amendments, Section D.
2 Region 2 is Multnomah and Washington Counties, Region 3 is Marion, Yamhill, and Polk
Counties, and Region 15 is Clackamas County.

3 Draft EOA, Tables12-14 and Table 12-18
* The city has been referring to this farmland as the South Industrial Area
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The ¢ity’s proposal would harm the local economy by undercutting the land base that
supports this leading industry, If the draft £04 is adopted, no one would tile a field, plant an
orchard crop, or make any other long-term investments in agricultural production.

2. “REQUIRED” INDUSTRIAL SITE CHARACTERISTICS

Table 12-22 of the draft EOA identifies the site suitability characteristics that are supposedly -

required by the targeted industries identified in Tables 12-19 and 12-20. While some of these
characteristics may be desirable to some of the identified industries, they are by no means
requirements. In many respects they appear to be reverse engineered so that the only
suitable site is the large block of prime farmland that the city wants to develop as the South
Industrial Area. The following “Required Industrial Site Suitability Characteristics™ have
not been justified:

e Site Size

The draft EOA identifies a minimum parcel size of 5 vacant acres for the targeted
industries identified in Tables 12-19 and 12-20 unless the site is adjacent to an industrial
use or a group of 20 suitable acres, in which case the parcel could be smaller. (Table 12-
22)

However, many of the targeted industries can and do locate on much smaller sites,
including sites that are not adjacent to another industrial use. Table 12-19 gives many
such examples of existing Newberg firms. These include Professional Services, Creative
Services, Wineries, and several others, The draft EOA4 does not explain its conclusion
that these targeted industries require large sites, except for a footnote stating that:

“Much of this site size need [the 2030 need for approximately 24 acres of
very small (under 2 acre) sites and 75 acres of small (2- to 10-acre) sites] can
be most efficiently accommodated by master planned business parks.”

The EOA is thus flawed in two respects. First, it inflates the parcels size
allegedly needed by assuming that these targeted industries will only locate
together, thereby requiring large parcel(s). Second, it assumes that none of these
targeted industries will go into vacant spaces in existing office parks or onto
“stand-alone” existing small parcels. Not only is there no evidence to support
this, but it is contrary to common sense and observation of how industrial and
office parks evolve,

e Proximity to Transportation and Services

The draft EOA contends that the targeted industries identified in Tables 12-19 and 12-20
require sites that are either “adjacent to existing industrial areas,” or on “an
agglomeration of at least 100 new acres to facilitate agglomeration economies and
minimize adverse impacts.” (Table 12-22)
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None of the targeted industries requires a site larger than 50 acres. The draft EOA4 does
not explain why any of the targeted industries must be part of an agglomeration of at least
100 acres. To the best of our knowledge, none of the existing industries in Newberg that
fall within the targeted industry clusters, including winetries, professional and business
services, and Newberg’s largest manufacturers, are located within an industrial area
totaling at least 100 acres. The EOA does not provide evidence that any of the targeted
industries requires agglomeration of any size or kind.

The draft EOA also contends that the targeted industries identified in Tables 12-19 and
12-20 require sites within 1/8 mile (660 feet) of a major arterial or state highway without
travel through non-industrial properties, (Table 12-22). The only roadway classified as a
major arterial in Newberg’s Transportation Systems Plan (TSP) is Highway 99W, which
is also a state highway.

While some of the targeted industries may find such a location desirable, it is not
required. Most of Newberg’s largest existing industrial users, all of whom are in the
targeted industry clusters, are not located within 660 feet of a state highway or major
arterial. These include, at a minimum, A-dec, SP Newsprint/White Birch, and Ushio.
Traffic from many of them, including A-dec and Ushio, passes through non-industrial
areas.

The draft EOA states that the targeted industries identified in Tables 12-19 and 12-20
require sites that have a connection to I-5 via Highway 219. (Table 12-22).

Any site in Newberg can connect to I-5 via Highway 219. If the city contends that only
sites with direct access to Highway 219 meet site requirements this is unjustified. No
rationale is provided as to why the targeted industries would require this. As noted
above, Newberg’s largest manufacturers do not have direct access to Highway 219. For
other industrial users, such as wineries, professional services, ete, such a locational
requirement seems even more tenuous.

¢ Topography

The draft EOA categorically excludes as unsuitable all sites with slopes greater than 10%
and all sites that do not have a developable area that is generally rectangular in shape.
(Table 12-22).

The draft EOA does not explain why all targeted industries require a flat, rectangular site
nor why any specific targeted industry requires a flat, rectangular site. While such sites
may be generally cheaper to develop and service, many users use sites that do not have
these characteristics. The categorical exclusion is not justified

o Compatibility (residential, downtown and resource land)
The draft EOA categorically excludes as unsuitable all sites that abut residential

neighborhoods on more than 25% of the site perimeter unless buffers are present or
planned. (Table 12-22).
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The draft FOA4 does not explain why all targeted industries require sites that are buffered
from residential land. While such buffering may be desirable for certain industries, such
as food processing or heavy manufacturing, it is not required or even necessarily desirable
for certain other users.

In fact, some of Newberg’s largest existing industrial employers within the targeted
industry clusters do abut residential neighborhoods, including A-dec, SP Newsprint/White
Birch, and Ushio, as do many existing users in the targeted professional and business
services sector.

The draft £OA also categorically excludes as unsuitable all sites that abut large tracts of
agricultural land unless effective buffers are present or planned. (Table 12-22). The draft
EOA does not explain why all or any targeted industries require sites that are buffered
from agricultural land. Of the various urban uses, industrial use is considered to be more
compatible with agricultural uses and other urban uses, such as residential, are less
compatible with agricultural uses.

The draft EO4 also categorically excludes as unsuitable any site that will result in truck
traffic through downtown. There are several problems with this exclusion.

First, there is no definition here. Is one truck trip a day unacceptable, or does it take 50
trucks a day?

Second, Highway 99W through downtown is classified in the Newberg TSP as a major
arterial, intended to “serve truck movements.”> The Oregon Highway Plan (OHP)
classifies Ore 99W as a freight route through the City of Newberg.! The categorical
exclusion of any site that will result in truck traffic through downtown is inconsistent
with these adopted and acknowledged plans.

Third, a logical place for industrial development that is higher priority under ORS
197.298 is the area of flat, relatively large parcels in the SW exception area. This area is
served by rail. In addition, the Newberg-Dundee bypass is identified in the Newberg TSP
as a future improvement. Once the first phase is completed, the bypass will provide an
alternate route that avoids downtown for truck traffic originating in this higher priority
area,

For all the preceding reasons, the “Required Industrial Site Suitability Characteristics” have
not been justified.

3. INDUSTRIAL USES: INTENSIFICATION, REDEVELOPMENT, AND INFILL,

Our testimony to the Planning Commission pointed out the significant amount of
employment growth that is typically absorbed through intensification of existing employment
uses. This job growth is accommodated on existing developed sites without new
development and without redevelopment.

% Newberg TSP, p. 30
§ Newberg TSP, p. 41
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During the staff response to testimony, Economic Planner David Beam discounted the
potential for job growth to be accommodated without physical development or
redevelopment occurring, based on his observation that there are very few vacant industrial
properties in Newberg. Those comments overlook the reality of how and where significant
job creation occurs and how it is accommodated.

In the real world many new jobs are created without land being developed or redeveloped: a
processing plant or manufacturer adds staff or even a second shift; laid-off workers are
recalled; a restaurant adds additional staff in the dining room and kitchen. None of these
involves development or redevelopment of new or existing sites.

The text of Newberg’s draft EOA recognizes this dynamic and states:

“The data ... includes assumptions that most (55%) of Newberg’s future
industrial employment will be located on sites 10 acres or less, and that one-
third of those future new industrial firms under 10 acres in size, and one-half
of firms under 2 acres in size, will find a site through infill redevelopment or
intensification of existing employment land uses. (EOA4, p. 43)"7

These stated assumptions are not carried over into the land need calculations.

Newbserg projects an additional 1,642 new jobs will use industrial space through
2030,

Table 12-21 allocates projected new industrial employees through 2030 by number of
employees, by employees per firm, by site size, and by number of needed sites. The
explanatory text states:

“The total land needs equate to approximately 10 employees per developed
acre, which reflects the reality that many firms look for sites that allow for
future expansion, and is consistent with the site size per employee ratio of
many of Newberg’s largest industrial employers.”

In response to our previous testimony, city staff amended Table 12-21 to add the lines
labeled “infill & redevelopment.” The amended table is reproduced below:

? Draft EOA, p, 45
® Draft EOA, p, 41, Table 12-18
? Draft EOA, p, 45
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Table 12. 21: Site Size Distribution by Firm Employment {2010-2030)

Employess | Percentof ‘[ Nur Iz d
‘per Firm | Employment {'Employees ‘(ACTes) ;| s {Acres) 1| {AL
0.9 15% 246 41 21 <2 !
20 infill & redevelopment g
10 to 74 40% 657 19 5 20| 5 | o015 5
6 Infifl & redevefopment 0
75 to 150 8% 246 2 2 i0-30 20 1.00 42
150+ 30% 493 1 i 30-50 40 2.00 42
Total 100% 1,642 63 63 183

Source: Winterbrook Planning 2009, Newberg Planning Division

While the table now assigns a number of sites to infill and redevelopment, it either does not
assign any actual employment growth to these sites, or the actual planned employment
density is far less than the 10 employees per developed acre claimed in the text, and far less
than what Newberg has historically experienced.

The draft £OA4 concludes that 183 gross buildable acres are needed.

If half the 246 employees projected on sites smaller than 2 acres and 1/3 of the employees
projected on sites 2-10 acres in size will be accommodated through infill redevelopment or
intensification of existing employment land uses, as stated in the draft EOA4, only 1081 new
employees will need new buildable land, not 1642. On 183 acres, this is an employment
density of only 5.9 employees per gross buildable acre or 6.5 employees per developed acre.

If all 1642 projected new employees are allocated to the new land, then, and only then, will
the employment density approximate the 10 employees per developed acre claimed in the
text.

Newberg should resolve these inconsistencies in the draft EOA and plan for future industrial
users to use land more efficiently than they have in the past, not /ess efficiently

In addition, it is not clear why the stated assumptions limit refill potential to sites smaller

than 10 acres. At least some job growth will also be absorbed through intensification of
existing employment uses on larger sites. The draft EOA should account for this certainty.

4. DUPLICATIVE ALLOCATION OF JOB GROWTH TO INDUSTRIAY, AND OFFICE

For several sectors of projected job growth the draft £OA apparently allocates some jobs
twice - to both industrial space and to office space. These errors lead to erroneous
conclusions regarding land need.
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For example, the draft EOA projects a total of 76 jobs in the Information sector in 2030. The
draft EOA allocates 88% of these jobs to Industiial Space (67 jobs) and 90% of these jobs to
office space (69 jobs), for a total of 136 jobs, nearly double what is projected.'’

In the Transportation, Warehdusing & Utilities sector the draft £OA allocates 93% of
projected jobs to Industrial Space and 30% to office space.

Projected jobs in the Professional & Business sector and the Other Services sector also
appear to be allocated more than once- to both Industrial Space and Office Space.

These errors must be resolved.

5. “REQUIRED” COMMERCIAL SITE CHARACTERISTICS

The draft FOA categorically excludes as unsuitable all sites with slopes greater than 10% and
all sites that do not have a developable area that is generally rectangular in shape. (Table 12-
29).

The draft £O0A4 does not explain why new office and retail development requires a flat,
rectangular site. While such sites may be generally cheaper to develop and service, many
users use sites that do not have these characteristics. The categorical exclusion is not
justified.

6. EMPLOYMENT AND POPULATION PROJECTIONS

The employment projections in the draft FOA are based upon an assumption that
employment in certain sectors will grow by the same rate as Newberg’s population and that
after 2018, all employment in all sectors will grow by the same rate as Newberg’s
population.

The draft EOA states this was done in accordance with the “safe harbor” provisions of QAR-
660-024-0040(9) and also states that the population projections in Newberg’s adopted plan
have been coordinated with Yamhill County as required by ORS 195.036.

We disagree. To the best of our knowledge, adequate coordination has not occurred.

It is our understanding that the “coordination™ with the County to which the city refers is a
letter from the County Planning Director that accepts the population projection proposed by
the city. In addition, the Board of Commissioners adopted findings in support of Newberg’s
2006 UGB amendment and its remanded URA proposal that also contained the population
projection,

This is not adequate coordination. ORS 195.036 and 195.025 require adoption of a county-
wide forecast by the governing body, in this case the Board of Commissioners, not the

Y Draft EOA, Tables 12-14, 12-18, and 12-25
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Planning Director. The Board of Commissioners cannot delegate to the Planning Director
the authority to coordinate population forecasts on an ad-hoc basis.

OAR 660-024-0030 provides, in part:

“In adopting the coordinated forecast, local governments must follow
applicable procedures and requirements in ORS 197.610 to 197.650 and must
provide notice to all other local governments in the county. The adopted
forecast must be included in the comprehensive plan or in a document
referenced by the plan.”

To the best of our knowledge, the County has not adopted the forecast into its comprehensive
plan or in a document referenced by the plan, as required by OAR 660-024-0030, nor did the
County follow the procedures and requirements in ORS 197.610 to 197.650.

In addition, coordination with all other local jurisdictions in the county is also required.!!
When it adopted findings in support of Newberg’s 2007 UGB amendment and its remanded
URA proposal the County did not provide notice that it was considering adoption of a
population forecast nor, to the best of our knowledge, did they provide notice to all other
local governments in the county. Finally, to the best of our knowledge, when the city
adopted the population forecast into its plan, it also failed to notify the other local
governments in the County that it was adopting a population forecast.

For these reasons, we conclude that the city’s population forecast has not been adequately

coordinated with the county and other local governments and cannot form the basis for “safe
harbor” employment projections.

7. Related Comprehensive Plan Amendments

In addition to the draft £O4, the city is also proposing to amend the “Land Need and Supply”
section of the comprehensive plan.

These proposed comprehensive plan amendments have not been justified. The proposed
amendments that relate to industrial and commercial land have not been justified for the
preceding reasons.

The city also proposes to amend the buildable land inventories of Residential, Park, and
Institutional land in Table I1V-1. The public notice for this hearing makes no mention of
amendments to residential, park, and institutional land inventories. No justification or
explanation of how they were derived is presented in the staff report or elsewhere in the
Council Packet. No findings are proposed in support of their adoption.

1 195.036 Area population forecast; coordination. The coordinating body under ORS 195.025 (1) shall
establish and maintain a population forecast for the entire area within its boundary for use in maintaining and
updating comprehensive plans, and shall coordinate the forecast with the local governments within its boundary.
[1995 ¢.547 §7 (enacted in lieu of 195.035)]

9
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For these reasons, the proposed amendments to the buildable land inventories of Residential,
Park, and Institutional land in Table IV-1 have not been justified.

8. Conclusio_n

We recognize the considerable work that Newberg has undertaken in producing the Draft
Economic Opportunities Analysis. Additional work remains and it is our hope that the final
product is one we can support.

We hope these comments are helpful in achieving that outcome. Please include them in the
official record of these proceedings and notify us of any decisions and/or future hearings in
this matter.

Sincerely,
Sid Friedman ' Ilsa Perse
1000 Friends of Oregon Friends of Yamhill County

Ce (electronic): DLCD
Yambhill County Planning Department
Oregon Department of Agriculture

10
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BEFORE THE LAND USE BOARD OF APPEALS

OF THE STATE OF OREGON -
ERIENDS OF YAMHILI COUNTY, )
LEE DOES, AMY DORES, GRACE )

SCHAAD. RANEE SOLOMONSSON, g !
CHERYL MCCAFFREY ;

Petitioners, g LUBA No.: 2010~
)
V‘ 3
CITY OF NEWBERG 3
Réspondent %
NOTICE OF INTENT TO APPEAL

L

Notice is hereby given that the pefitioners intend to.appeal the laﬁd use decision of the
respondent entitled “Ordinance No. 2010-2723 - An Ordinance Adopting the Revised Economic
Opportunities Analysis for the City of Newberg and Adopting Associated Comprehensive Plan
Amendments,” A copy of the decision is attached. The _decision was made on February 1, 2010,

1L

The petitioners are represented by James 8. Coon, Swanson Thomas & Coon, 820 SW
2nd Ave Ste 200, Portland, OR 97204; phone no, 503-228-5222.

: I,

The respondent’s mailing address is 414 E 1% Street, Newberg, OR 97132; phone
nunber 503-538-9421. Its legal counsel is Terrence D. Mahr, 414 E 1% Street, Newberg, OR
97132; phoné number 503-538-9421,

V.
Other persons mailed wiitten notice of the land use decision by the City of Newberg, as

indicated by its records, consist of the persons listed in the attachment to this Notice.

NOTICE OF INTENT TO APPEAL —- PAGE 1
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NOTICE:

Anyone designated in the attachment to this Notice who desires to participate as a party
in this case before the Land Use Boatd of Appeals must file with the Board a Motion to
Intervene in this proceeding as required by OAR 661-10-0050.

DATED; February 22, 2010

Respectfully submitted,
SWANSON THOMAS & COON

James S. Coon, OSB No, 771450
Aftorney for Petitioners

NOTICE OF INTENT TO APPEAL --PAGE 2
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AN ORDINANCE ADOPTING THE REVISED ECONOMIC
OPPORTUNITIES ANALYSIS FOR THE CITY OF NEWBERG AND
ADOPTING ASSOCIATED COMPREHENSIVE PLAN AMENDMENTS

RECITALS:

L. The original Economic Opportunities Analysis (EOA} was adopted by City Council in January 2006
by Ordinance 2006-2635. The EQA. is considered part of the Comprehensive Plan and implements
the goals and policies in Section H. The Economy. Much of the information found in the EOA iy
statistical and dynamic in nature, including demographic and economic statistics, population and
employment projections, and buildable land inventories. Therefore, the ROA is not a static
document and is meant to be updated with current information from time to time, Having an updated
EOA also ensures the City’s compliance with Statewide Planning Goal 9: Economic Development. |

2. The updates to the EQA include the following: population, demographic, economic and employment
statistios; an economic trends analysis section that looks at national, state and regional trends,
regional economic development industry clusters and target industries, Yamhill County agri-
business, and regional industrial land availability; a new scetion that covers an assessment of our
community economic development potential; a more robust discussion of Newberg’s economic
development strategy; and updated buildable land inventories and the addition of maps that illusfrate
the available industrial and commercial buildable land by area.

3. The Comprehensive Plan document has a small section with population and land supply and need
information, Those numbers have changed with the updated EOA and need fo also be updated in the
Comprehensive Plan document, The Comprehenswe Plan amendments also add five new policies to
Section H.

4, The Newberg Planning Commission held hearings on December 10, 2009 and January 14, 2010 to
consider the request, The Planning Commission passed Resolution 2009-275, recommending that
the City Council adopt the revised Economic Opportunities Analysis and the accompanying
Comprehensive Plan amendments.

5. After proper notice, the City Council held a hearing on February 1, 2010 to consider the request. The
Council finds that the proposal meets the applicable eriteria,

THE CITY OF NEWBERG ORDAINS AS FOLLOWS:

1. The revised Economic Opporiunities Analysis, as shown in Exhibit “A”, is hereby adopted and by
this reference incorporated.

2. The Comprehensive Plan amendments, as shown in Exhibit “B”, are hereby adopted and by this
reference incorporated.

City of Newberg: ORDINANCE No. 2010-2723 Paael
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3. The findings in support of this proposal, as shown in Exhibit “C”, are hereby adopted and by this
reference incorporated. -

> EFFECTIVE DATE of this ordinance is 30 days after the adoption date, which is: March 2, 2010,
ADOPTED by the City Council of the City of Newberg, Oregon, this 1* day of February, 2010, by the
following votes: AYE: 7 Nay: 0 ABSENT: ABSTAIN: 0

N /. B0y

Norma 1, Alley, City KeCorder

ATTEST by the Mayor this 4™ day of February, 2010.

ob Andtews, Mayor

By and through the Newberg Piamung Cormmsszon at then' 01! 1 4/2010 meeting.

Cliy of Newberg: ORDINANCE NO. 20102723 . PAGE 2
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CERTIFICATE OF FILING AND SERVICE
I hereby certify that on February 22, 2010, 1 filed the original of this Notice of Intent to

Appéal together with two (2) copies, with the Land Use Board of Appeals, 550 Capitol Street
NE, Suite 235, Salem, Oregon 97301-2552, by certiﬁe_d mail,

1 also cextify that on February 22, 2010, I served a true and cortect copy of this Netice of
Tutent to Appenl on the City of Newberg at 414 B 1% Street, Newberg, OR 97132, on Terrence
D, Mahr at 414 E 1 Street, Newberg, OR 97132, and on all persons listed in paragraph IV of
this Notice (including those persons listed in Attachment A), pursuant to OAR 661-10-0015(2),

by first class matl.

DATED: February 22, 2010,
SWANSON THOMAS & COON

James S. Coon, OSB No. 771450
Attorney for Petitioners

CERTIFICATE OF FILING AND SERVICE
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BEFORE THE LAND USE BOARD OF APPEALS

OF THE STATE OF OREGON

FRIENDS OF YAMHILL COUNTY, )
LEE DOES, AMY DOES, GRACE )
SCHAAD, RANEE SOLOMONSSON, g
CHERYL MCCAFFREY J

Petitioners, % LUBA No.: 2010-

) .
v, g CERTIFICATE OF FILING

CITY OF NEWBERG %

Respondent %

T hereby certify that on Febuary 22, 2010, I filed the original Notice of Intent to Appeal,
together with two copies, with the Land Use Board of Appeals at the following address:

Land Use Board of Appeals
Public Utilities Building

550 Capitol Street, NE, Suite 235
Salem, OR 97301-2552

By United States Postal Servicé, certified mailfreturn receipf requested. The proof from the post
office (i.e., teceipt of certified mail, with the certified mail number, with the date of mailing

stamped by the United States Postal Service on the receipt) is attached.

DATED: February 22, 2010.
SWANSON THOMAS & COON

o

James S, Coon, OSB No. 771450
Attorney for Petitioners

CERTIFICATE OF FILING AND SERVICE
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CERTIFICATE OF SERVICE

T hereby eertify that on Februaty 22, 2010, I served a frue copy of this Notice of

Intent to Appeal by first-class mail on:

City of Newberg
414 B 1% Street
Newberg, OR 97132

~ AND

Tetrence D. Mahr
414 B 1 Street
Newberg, OR 97132
AND

Rach of the parties listed on the notice list attached to the Notice of Intent to Appeal,

DATED: February 22, 2010,
SWANSON THOMAS & COON

James S. Coon, OSB No. 771450
Attorney for Petitioners

CERTIFICATE OF FILING AND SERVICE
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534 SW Third Avenue, Suite 300 * Portland, OR 97204 ¢ (503) 497-1000 * fax (503} 223-
0073 * www.friends.org

1000
friends
of Oregon

Southern QOregon Office * PO Box 2442 = Grants Pass, OR 97528 « (541) 474-1155 * fax (541) 474-9389

Mid-Willamette Valley Office + 189 Liberty Street NE, Suite 307A + Salem, OR 97301 » {503) 371-7261 » fax {503) 371-
7596

Willamette Valley Office * 220 East 11% Avenue, Sulte 5 « Eugene, OR 97401 + (541) 520-3763 * fax (503} 575-2416

February 1, 2010

Mayor Bob Andrews
Newberg City Council
414 E. First Street
Newberg OR 97132

Dear Mayor Andrews and Council members:

Thank you for the opportunity to comment on the draft Revised Economic Opportunities
Analysis (EOA) and related text amendments to the comprehensive plan, 1000 Friends of
Oregon is a nonprofit, charitable organization dedicated to working with Oregonians to
enhance our quality of life by building livable urban and rural communities, protecting
family farms and forests, and conserving natural and scenic areas.

1000 Friends of Oregon and Friends of Yamhill County support efforts to plan for Newberg’s
future and we maintain a keen interest in the outcome of these efforts.

Tt is evident that considerable work has gone into the analysis. Nonetheless, we have several
concerns regarding the document’s underlying assumptions and the resulting conclusions, as
well as concerns regarding the technical analysis.

On December 10%®, 2009 the Planning Commission took testimony on the draft Revised
Economic Opportunities Analysis (EOA), dated November 2009, The Planning Commission
considered the matter further at its next meeting scheduled on January 14, 2010 and voted to
make significant revisions to the draft presented at the first hearing, including increasing the
amount of projected employment growth and increasing the amount of land to accommodate
that growth. The draft before you reflects those revisions.

We believe the draft EOA overestimates the amount of employment land Newberg will need
over the planning period and underestimates the capacity of available lands within the
existing UGB to meet those needs. This will result in overexpansion of the urban area.

Celebraling Thirty-five Years of Innovation
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1. TARGETED INDUSTRIAL CLUSTER

Under Goal 9°s implementing rules, the estimate of the types and amounts of industrial and
other employment uses in the EOA must be based on “what is /ikely to occur in the planning
area.” (OAR 660-009-015(4); emphasis added).

A key “target “industry cluster that Newberg has identified as part of its economic strategy is
manufacturing.! Based on the available data, this is an economic development strategy based
more on wishful thinking than on what is likely to occur and, as such, seems doomed to
faiture.

In the last two years, the local economy has shed thousands of jobs in the worst recession in
decades. Manufacturing and other sectors that use indusfrial land have been particularly hard
hit.

The most recent Oregon Employment Division (OED) long-range projections f01 Regions 2,
3, and 15 project that manufacturing jobs will decline between 2008 and 2018:% They have
made no projections of growth in that sector beyond that date.

The draft FOA projects that in 2018, Newberg will have less manufactunng jobs than in 2008
and at most, a handful of more jobs overall that utilize industrial space.®

Nonetheless, much of Newberg’s economic development strategy relies upon urbanizing a
very large block of prime agricultural land to attract new industrial employment. According
to the draft EOA, the largest component of this new employment on this converted land will
be in the manufacturing sector.

The city has announced its intention to pursue an Urban Growth Boundary amendment to
bring much of this block of farmland into the UGB, even though there is no demonsnable
short-term need for this land, and any long-term demand s, at best, speculatwe

This prime farmland is not undeveloped land waiting for urbanization. It is already
developed industrial land that supports the leading industry in Yamhill County- agriculture.
The agricultural industry is a primary driver of Newberg’s economy.

Newberg is located is in Yamhill County within 2 or 3 miles of Marion County, Washington
County, and Clackamas County. These four counties rank first, fourth, fifth and eight among
all Oregon counties in gross farm and ranch sales with over $1.5 billion in direct 2008
receipts.” Area farmers provide thousands of jobs, many to Newberg residents, and indirectly
support tens of thousands more.

' See proposed Comprehensive Plan amendments, Section D.
2 Region 2 is Multnomah and Washington Counties, Region 3 is Marion, Yamhill, and Polk
Counties, and Region 15 is Clackamas County.

3 Draft EOA, Tables12-14 and Table 12-18
* The city has been referring to this farmland as the South Industrial Area
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The ¢ity’s proposal would harm the local economy by undercutting the land base that
supports this leading industry, If the draft £04 is adopted, no one would tile a field, plant an
orchard crop, or make any other long-term investments in agricultural production.

2. “REQUIRED” INDUSTRIAL SITE CHARACTERISTICS

Table 12-22 of the draft EOA identifies the site suitability characteristics that are supposedly -

required by the targeted industries identified in Tables 12-19 and 12-20. While some of these
characteristics may be desirable to some of the identified industries, they are by no means
requirements. In many respects they appear to be reverse engineered so that the only
suitable site is the large block of prime farmland that the city wants to develop as the South
Industrial Area. The following “Required Industrial Site Suitability Characteristics™ have
not been justified:

e Site Size

The draft EOA identifies a minimum parcel size of 5 vacant acres for the targeted
industries identified in Tables 12-19 and 12-20 unless the site is adjacent to an industrial
use or a group of 20 suitable acres, in which case the parcel could be smaller. (Table 12-
22)

However, many of the targeted industries can and do locate on much smaller sites,
including sites that are not adjacent to another industrial use. Table 12-19 gives many
such examples of existing Newberg firms. These include Professional Services, Creative
Services, Wineries, and several others, The draft EOA4 does not explain its conclusion
that these targeted industries require large sites, except for a footnote stating that:

“Much of this site size need [the 2030 need for approximately 24 acres of
very small (under 2 acre) sites and 75 acres of small (2- to 10-acre) sites] can
be most efficiently accommodated by master planned business parks.”

The EOA is thus flawed in two respects. First, it inflates the parcels size
allegedly needed by assuming that these targeted industries will only locate
together, thereby requiring large parcel(s). Second, it assumes that none of these
targeted industries will go into vacant spaces in existing office parks or onto
“stand-alone” existing small parcels. Not only is there no evidence to support
this, but it is contrary to common sense and observation of how industrial and
office parks evolve,

e Proximity to Transportation and Services

The draft EOA contends that the targeted industries identified in Tables 12-19 and 12-20
require sites that are either “adjacent to existing industrial areas,” or on “an
agglomeration of at least 100 new acres to facilitate agglomeration economies and
minimize adverse impacts.” (Table 12-22)
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None of the targeted industries requires a site larger than 50 acres. The draft EOA4 does
not explain why any of the targeted industries must be part of an agglomeration of at least
100 acres. To the best of our knowledge, none of the existing industries in Newberg that
fall within the targeted industry clusters, including winetries, professional and business
services, and Newberg’s largest manufacturers, are located within an industrial area
totaling at least 100 acres. The EOA does not provide evidence that any of the targeted
industries requires agglomeration of any size or kind.

The draft EOA also contends that the targeted industries identified in Tables 12-19 and
12-20 require sites within 1/8 mile (660 feet) of a major arterial or state highway without
travel through non-industrial properties, (Table 12-22). The only roadway classified as a
major arterial in Newberg’s Transportation Systems Plan (TSP) is Highway 99W, which
is also a state highway.

While some of the targeted industries may find such a location desirable, it is not
required. Most of Newberg’s largest existing industrial users, all of whom are in the
targeted industry clusters, are not located within 660 feet of a state highway or major
arterial. These include, at a minimum, A-dec, SP Newsprint/White Birch, and Ushio.
Traffic from many of them, including A-dec and Ushio, passes through non-industrial
areas.

The draft EOA states that the targeted industries identified in Tables 12-19 and 12-20
require sites that have a connection to I-5 via Highway 219. (Table 12-22).

Any site in Newberg can connect to I-5 via Highway 219. If the city contends that only
sites with direct access to Highway 219 meet site requirements this is unjustified. No
rationale is provided as to why the targeted industries would require this. As noted
above, Newberg’s largest manufacturers do not have direct access to Highway 219. For
other industrial users, such as wineries, professional services, ete, such a locational
requirement seems even more tenuous.

¢ Topography

The draft EOA categorically excludes as unsuitable all sites with slopes greater than 10%
and all sites that do not have a developable area that is generally rectangular in shape.
(Table 12-22).

The draft EOA does not explain why all targeted industries require a flat, rectangular site
nor why any specific targeted industry requires a flat, rectangular site. While such sites
may be generally cheaper to develop and service, many users use sites that do not have
these characteristics. The categorical exclusion is not justified

o Compatibility (residential, downtown and resource land)
The draft EOA categorically excludes as unsuitable all sites that abut residential

neighborhoods on more than 25% of the site perimeter unless buffers are present or
planned. (Table 12-22).
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The draft FOA4 does not explain why all targeted industries require sites that are buffered
from residential land. While such buffering may be desirable for certain industries, such
as food processing or heavy manufacturing, it is not required or even necessarily desirable
for certain other users.

In fact, some of Newberg’s largest existing industrial employers within the targeted
industry clusters do abut residential neighborhoods, including A-dec, SP Newsprint/White
Birch, and Ushio, as do many existing users in the targeted professional and business
services sector.

The draft £OA also categorically excludes as unsuitable all sites that abut large tracts of
agricultural land unless effective buffers are present or planned. (Table 12-22). The draft
EOA does not explain why all or any targeted industries require sites that are buffered
from agricultural land. Of the various urban uses, industrial use is considered to be more
compatible with agricultural uses and other urban uses, such as residential, are less
compatible with agricultural uses.

The draft EO4 also categorically excludes as unsuitable any site that will result in truck
traffic through downtown. There are several problems with this exclusion.

First, there is no definition here. Is one truck trip a day unacceptable, or does it take 50
trucks a day?

Second, Highway 99W through downtown is classified in the Newberg TSP as a major
arterial, intended to “serve truck movements.”> The Oregon Highway Plan (OHP)
classifies Ore 99W as a freight route through the City of Newberg.! The categorical
exclusion of any site that will result in truck traffic through downtown is inconsistent
with these adopted and acknowledged plans.

Third, a logical place for industrial development that is higher priority under ORS
197.298 is the area of flat, relatively large parcels in the SW exception area. This area is
served by rail. In addition, the Newberg-Dundee bypass is identified in the Newberg TSP
as a future improvement. Once the first phase is completed, the bypass will provide an
alternate route that avoids downtown for truck traffic originating in this higher priority
area,

For all the preceding reasons, the “Required Industrial Site Suitability Characteristics” have
not been justified.

3. INDUSTRIAL USES: INTENSIFICATION, REDEVELOPMENT, AND INFILL,

Our testimony to the Planning Commission pointed out the significant amount of
employment growth that is typically absorbed through intensification of existing employment
uses. This job growth is accommodated on existing developed sites without new
development and without redevelopment.

% Newberg TSP, p. 30
§ Newberg TSP, p. 41
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During the staff response to testimony, Economic Planner David Beam discounted the
potential for job growth to be accommodated without physical development or
redevelopment occurring, based on his observation that there are very few vacant industrial
properties in Newberg. Those comments overlook the reality of how and where significant
job creation occurs and how it is accommodated.

In the real world many new jobs are created without land being developed or redeveloped: a
processing plant or manufacturer adds staff or even a second shift; laid-off workers are
recalled; a restaurant adds additional staff in the dining room and kitchen. None of these
involves development or redevelopment of new or existing sites.

The text of Newberg’s draft EOA recognizes this dynamic and states:

“The data ... includes assumptions that most (55%) of Newberg’s future
industrial employment will be located on sites 10 acres or less, and that one-
third of those future new industrial firms under 10 acres in size, and one-half
of firms under 2 acres in size, will find a site through infill redevelopment or
intensification of existing employment land uses. (EOA4, p. 43)"7

These stated assumptions are not carried over into the land need calculations.

Newbserg projects an additional 1,642 new jobs will use industrial space through
2030,

Table 12-21 allocates projected new industrial employees through 2030 by number of
employees, by employees per firm, by site size, and by number of needed sites. The
explanatory text states:

“The total land needs equate to approximately 10 employees per developed
acre, which reflects the reality that many firms look for sites that allow for
future expansion, and is consistent with the site size per employee ratio of
many of Newberg’s largest industrial employers.”

In response to our previous testimony, city staff amended Table 12-21 to add the lines
labeled “infill & redevelopment.” The amended table is reproduced below:

? Draft EOA, p, 45
® Draft EOA, p, 41, Table 12-18
? Draft EOA, p, 45
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Table 12. 21: Site Size Distribution by Firm Employment {2010-2030)

Employess | Percentof ‘[ Nur Iz d
‘per Firm | Employment {'Employees ‘(ACTes) ;| s {Acres) 1| {AL
0.9 15% 246 41 21 <2 !
20 infill & redevelopment g
10 to 74 40% 657 19 5 20| 5 | o015 5
6 Infifl & redevefopment 0
75 to 150 8% 246 2 2 i0-30 20 1.00 42
150+ 30% 493 1 i 30-50 40 2.00 42
Total 100% 1,642 63 63 183

Source: Winterbrook Planning 2009, Newberg Planning Division

While the table now assigns a number of sites to infill and redevelopment, it either does not
assign any actual employment growth to these sites, or the actual planned employment
density is far less than the 10 employees per developed acre claimed in the text, and far less
than what Newberg has historically experienced.

The draft £OA4 concludes that 183 gross buildable acres are needed.

If half the 246 employees projected on sites smaller than 2 acres and 1/3 of the employees
projected on sites 2-10 acres in size will be accommodated through infill redevelopment or
intensification of existing employment land uses, as stated in the draft EOA4, only 1081 new
employees will need new buildable land, not 1642. On 183 acres, this is an employment
density of only 5.9 employees per gross buildable acre or 6.5 employees per developed acre.

If all 1642 projected new employees are allocated to the new land, then, and only then, will
the employment density approximate the 10 employees per developed acre claimed in the
text.

Newberg should resolve these inconsistencies in the draft EOA and plan for future industrial
users to use land more efficiently than they have in the past, not /ess efficiently

In addition, it is not clear why the stated assumptions limit refill potential to sites smaller

than 10 acres. At least some job growth will also be absorbed through intensification of
existing employment uses on larger sites. The draft EOA should account for this certainty.

4. DUPLICATIVE ALLOCATION OF JOB GROWTH TO INDUSTRIAY, AND OFFICE

For several sectors of projected job growth the draft £OA apparently allocates some jobs
twice - to both industrial space and to office space. These errors lead to erroneous
conclusions regarding land need.
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For example, the draft EOA projects a total of 76 jobs in the Information sector in 2030. The
draft EOA allocates 88% of these jobs to Industiial Space (67 jobs) and 90% of these jobs to
office space (69 jobs), for a total of 136 jobs, nearly double what is projected.'’

In the Transportation, Warehdusing & Utilities sector the draft £OA allocates 93% of
projected jobs to Industrial Space and 30% to office space.

Projected jobs in the Professional & Business sector and the Other Services sector also
appear to be allocated more than once- to both Industrial Space and Office Space.

These errors must be resolved.

5. “REQUIRED” COMMERCIAL SITE CHARACTERISTICS

The draft FOA categorically excludes as unsuitable all sites with slopes greater than 10% and
all sites that do not have a developable area that is generally rectangular in shape. (Table 12-
29).

The draft £O0A4 does not explain why new office and retail development requires a flat,
rectangular site. While such sites may be generally cheaper to develop and service, many
users use sites that do not have these characteristics. The categorical exclusion is not
justified.

6. EMPLOYMENT AND POPULATION PROJECTIONS

The employment projections in the draft FOA are based upon an assumption that
employment in certain sectors will grow by the same rate as Newberg’s population and that
after 2018, all employment in all sectors will grow by the same rate as Newberg’s
population.

The draft EOA states this was done in accordance with the “safe harbor” provisions of QAR-
660-024-0040(9) and also states that the population projections in Newberg’s adopted plan
have been coordinated with Yamhill County as required by ORS 195.036.

We disagree. To the best of our knowledge, adequate coordination has not occurred.

It is our understanding that the “coordination™ with the County to which the city refers is a
letter from the County Planning Director that accepts the population projection proposed by
the city. In addition, the Board of Commissioners adopted findings in support of Newberg’s
2006 UGB amendment and its remanded URA proposal that also contained the population
projection,

This is not adequate coordination. ORS 195.036 and 195.025 require adoption of a county-
wide forecast by the governing body, in this case the Board of Commissioners, not the

Y Draft EOA, Tables 12-14, 12-18, and 12-25
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Planning Director. The Board of Commissioners cannot delegate to the Planning Director
the authority to coordinate population forecasts on an ad-hoc basis.

OAR 660-024-0030 provides, in part:

“In adopting the coordinated forecast, local governments must follow
applicable procedures and requirements in ORS 197.610 to 197.650 and must
provide notice to all other local governments in the county. The adopted
forecast must be included in the comprehensive plan or in a document
referenced by the plan.”

To the best of our knowledge, the County has not adopted the forecast into its comprehensive
plan or in a document referenced by the plan, as required by OAR 660-024-0030, nor did the
County follow the procedures and requirements in ORS 197.610 to 197.650.

In addition, coordination with all other local jurisdictions in the county is also required.!!
When it adopted findings in support of Newberg’s 2007 UGB amendment and its remanded
URA proposal the County did not provide notice that it was considering adoption of a
population forecast nor, to the best of our knowledge, did they provide notice to all other
local governments in the county. Finally, to the best of our knowledge, when the city
adopted the population forecast into its plan, it also failed to notify the other local
governments in the County that it was adopting a population forecast.

For these reasons, we conclude that the city’s population forecast has not been adequately

coordinated with the county and other local governments and cannot form the basis for “safe
harbor” employment projections.

7. Related Comprehensive Plan Amendments

In addition to the draft £O4, the city is also proposing to amend the “Land Need and Supply”
section of the comprehensive plan.

These proposed comprehensive plan amendments have not been justified. The proposed
amendments that relate to industrial and commercial land have not been justified for the
preceding reasons.

The city also proposes to amend the buildable land inventories of Residential, Park, and
Institutional land in Table I1V-1. The public notice for this hearing makes no mention of
amendments to residential, park, and institutional land inventories. No justification or
explanation of how they were derived is presented in the staff report or elsewhere in the
Council Packet. No findings are proposed in support of their adoption.

1 195.036 Area population forecast; coordination. The coordinating body under ORS 195.025 (1) shall
establish and maintain a population forecast for the entire area within its boundary for use in maintaining and
updating comprehensive plans, and shall coordinate the forecast with the local governments within its boundary.
[1995 ¢.547 §7 (enacted in lieu of 195.035)]

9
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For these reasons, the proposed amendments to the buildable land inventories of Residential,
Park, and Institutional land in Table IV-1 have not been justified.

8. Conclusio_n

We recognize the considerable work that Newberg has undertaken in producing the Draft
Economic Opportunities Analysis. Additional work remains and it is our hope that the final
product is one we can support.

We hope these comments are helpful in achieving that outcome. Please include them in the
official record of these proceedings and notify us of any decisions and/or future hearings in
this matter.

Sincerely,
Sid Friedman ' Ilsa Perse
1000 Friends of Oregon Friends of Yamhill County

Ce (electronic): DLCD
Yambhill County Planning Department
Oregon Department of Agriculture

10
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BEFORE THE LAND USE BOARD OF APPEALS

OF THE STATE OF OREGON -
ERIENDS OF YAMHILI COUNTY, )
LEE DOES, AMY DORES, GRACE )

SCHAAD. RANEE SOLOMONSSON, g !
CHERYL MCCAFFREY ;

Petitioners, g LUBA No.: 2010~
)
V‘ 3
CITY OF NEWBERG 3
Réspondent %
NOTICE OF INTENT TO APPEAL

L

Notice is hereby given that the pefitioners intend to.appeal the laﬁd use decision of the
respondent entitled “Ordinance No. 2010-2723 - An Ordinance Adopting the Revised Economic
Opportunities Analysis for the City of Newberg and Adopting Associated Comprehensive Plan
Amendments,” A copy of the decision is attached. The _decision was made on February 1, 2010,

1L

The petitioners are represented by James 8. Coon, Swanson Thomas & Coon, 820 SW
2nd Ave Ste 200, Portland, OR 97204; phone no, 503-228-5222.

: I,

The respondent’s mailing address is 414 E 1% Street, Newberg, OR 97132; phone
nunber 503-538-9421. Its legal counsel is Terrence D. Mahr, 414 E 1% Street, Newberg, OR
97132; phoné number 503-538-9421,

V.
Other persons mailed wiitten notice of the land use decision by the City of Newberg, as

indicated by its records, consist of the persons listed in the attachment to this Notice.

NOTICE OF INTENT TO APPEAL —- PAGE 1
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NOTICE:

Anyone designated in the attachment to this Notice who desires to participate as a party
in this case before the Land Use Boatd of Appeals must file with the Board a Motion to
Intervene in this proceeding as required by OAR 661-10-0050.

DATED; February 22, 2010

Respectfully submitted,
SWANSON THOMAS & COON

James S. Coon, OSB No, 771450
Aftorney for Petitioners

NOTICE OF INTENT TO APPEAL --PAGE 2
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AN ORDINANCE ADOPTING THE REVISED ECONOMIC
OPPORTUNITIES ANALYSIS FOR THE CITY OF NEWBERG AND
ADOPTING ASSOCIATED COMPREHENSIVE PLAN AMENDMENTS

RECITALS:

L. The original Economic Opportunities Analysis (EOA} was adopted by City Council in January 2006
by Ordinance 2006-2635. The EQA. is considered part of the Comprehensive Plan and implements
the goals and policies in Section H. The Economy. Much of the information found in the EOA iy
statistical and dynamic in nature, including demographic and economic statistics, population and
employment projections, and buildable land inventories. Therefore, the ROA is not a static
document and is meant to be updated with current information from time to time, Having an updated
EOA also ensures the City’s compliance with Statewide Planning Goal 9: Economic Development. |

2. The updates to the EQA include the following: population, demographic, economic and employment
statistios; an economic trends analysis section that looks at national, state and regional trends,
regional economic development industry clusters and target industries, Yamhill County agri-
business, and regional industrial land availability; a new scetion that covers an assessment of our
community economic development potential; a more robust discussion of Newberg’s economic
development strategy; and updated buildable land inventories and the addition of maps that illusfrate
the available industrial and commercial buildable land by area.

3. The Comprehensive Plan document has a small section with population and land supply and need
information, Those numbers have changed with the updated EOA and need fo also be updated in the
Comprehensive Plan document, The Comprehenswe Plan amendments also add five new policies to
Section H.

4, The Newberg Planning Commission held hearings on December 10, 2009 and January 14, 2010 to
consider the request, The Planning Commission passed Resolution 2009-275, recommending that
the City Council adopt the revised Economic Opportunities Analysis and the accompanying
Comprehensive Plan amendments.

5. After proper notice, the City Council held a hearing on February 1, 2010 to consider the request. The
Council finds that the proposal meets the applicable eriteria,

THE CITY OF NEWBERG ORDAINS AS FOLLOWS:

1. The revised Economic Opporiunities Analysis, as shown in Exhibit “A”, is hereby adopted and by
this reference incorporated.

2. The Comprehensive Plan amendments, as shown in Exhibit “B”, are hereby adopted and by this
reference incorporated.

City of Newberg: ORDINANCE No. 2010-2723 Paael
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3. The findings in support of this proposal, as shown in Exhibit “C”, are hereby adopted and by this
reference incorporated. -

> EFFECTIVE DATE of this ordinance is 30 days after the adoption date, which is: March 2, 2010,
ADOPTED by the City Council of the City of Newberg, Oregon, this 1* day of February, 2010, by the
following votes: AYE: 7 Nay: 0 ABSENT: ABSTAIN: 0

N /. B0y

Norma 1, Alley, City KeCorder

ATTEST by the Mayor this 4™ day of February, 2010.

ob Andtews, Mayor

By and through the Newberg Piamung Cormmsszon at then' 01! 1 4/2010 meeting.

Cliy of Newberg: ORDINANCE NO. 20102723 . PAGE 2
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CERTIFICATE OF FILING AND SERVICE
I hereby certify that on February 22, 2010, 1 filed the original of this Notice of Intent to

Appéal together with two (2) copies, with the Land Use Board of Appeals, 550 Capitol Street
NE, Suite 235, Salem, Oregon 97301-2552, by certiﬁe_d mail,

1 also cextify that on February 22, 2010, I served a true and cortect copy of this Netice of
Tutent to Appenl on the City of Newberg at 414 B 1% Street, Newberg, OR 97132, on Terrence
D, Mahr at 414 E 1 Street, Newberg, OR 97132, and on all persons listed in paragraph IV of
this Notice (including those persons listed in Attachment A), pursuant to OAR 661-10-0015(2),

by first class matl.

DATED: February 22, 2010,
SWANSON THOMAS & COON

James S. Coon, OSB No. 771450
Attorney for Petitioners

CERTIFICATE OF FILING AND SERVICE
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BEFORE THE LAND USE BOARD OF APPEALS

OF THE STATE OF OREGON

FRIENDS OF YAMHILL COUNTY, )
LEE DOES, AMY DOES, GRACE )
SCHAAD, RANEE SOLOMONSSON, g
CHERYL MCCAFFREY J

Petitioners, % LUBA No.: 2010-

) .
v, g CERTIFICATE OF FILING

CITY OF NEWBERG %

Respondent %

T hereby certify that on Febuary 22, 2010, I filed the original Notice of Intent to Appeal,
together with two copies, with the Land Use Board of Appeals at the following address:

Land Use Board of Appeals
Public Utilities Building

550 Capitol Street, NE, Suite 235
Salem, OR 97301-2552

By United States Postal Servicé, certified mailfreturn receipf requested. The proof from the post
office (i.e., teceipt of certified mail, with the certified mail number, with the date of mailing

stamped by the United States Postal Service on the receipt) is attached.

DATED: February 22, 2010.
SWANSON THOMAS & COON

o

James S, Coon, OSB No. 771450
Attorney for Petitioners

CERTIFICATE OF FILING AND SERVICE
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CERTIFICATE OF SERVICE

T hereby eertify that on Februaty 22, 2010, I served a frue copy of this Notice of

Intent to Appeal by first-class mail on:

City of Newberg
414 B 1% Street
Newberg, OR 97132

~ AND

Tetrence D. Mahr
414 B 1 Street
Newberg, OR 97132
AND

Rach of the parties listed on the notice list attached to the Notice of Intent to Appeal,

DATED: February 22, 2010,
SWANSON THOMAS & COON

James S. Coon, OSB No. 771450
Attorney for Petitioners

CERTIFICATE OF FILING AND SERVICE
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Friends of

French Prairie

PO Box 403 | Donald, Oregon 97020 | www.friendsoffrenchprairie.org

May 20, 2010

Newberg Urban Area Management Commission
Written Comments

File #UGB-09-001

Attn: Jessica Nunley

PO Box 970

Newberg, OR 97132

Yamhill County Planning Dept.
525 NE 5th Street
McMinnville, OR 97128-4601

Greetings;

Friends of French Prairie is a land use organization representing the
French Prairie portion of Marion county. French Prairie is the historic and
agricultural heartland of Oregon, and includes the area north of Keizer to
the Willamette River, and from the Willamette on the west to the Pudding
River on the east.

This is the portion of the Willamette Valley with the highest quality soils,
making it among the highest quality farm land in North America. Thus,
while agriculture is the largest economic sector in Marion County, a large
portion of that agriculture is concentrated in French Prairie.

I am writing on behalf of Friends of French Prairie in opposition to the
Newberg Urban Growth Boundary amendment to include 260 acres south
of the City into the Newberg UGB.

The justification for inclusion of this land in the City of Newberg UGB is to
target manufacturing and other industries and to locate them on the south
side of the city, where it is claimed that there is access within 10 minutes
to I-5 via Hwy. 219 and McKay/Yergen/Ehlen Road to the Donald/Aurora
interchange.
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The reason for our opposition is twofold. First, the Donald/Aurora
interchange is already recognized by ODOT as one of the most unsafe in
the state, carrying traffic levels well beyond the capacity that it was
designed for. To base urban development in Newberg on the premise that
its traffic can be unloaded on an already over-burdened and unsafe
freeway interchange in another county is unconscionable!

Second, the result of increased traffic on Hwy. 219 and McKay/Yergen/
Ehlen Road will negatively impact agriculture and prime farmland in
French Prairie. Both roads are carrying far more traffic today than they
were designed for. McKay/Yergen/Ehlen Road is already unsafe due to the
volume of traffic and the absence of traffic signals, compounded by very
few left turn lanes. Entering, exiting and crossing this road during peak
traffic periods literally involves taking your life in your hands. This is
especially true for slow moving farm equipment.

Increasing traffic in the magnitude that industrial development in this UGB
expansion will produce will result in further pressure for a limited access
highway across French Prairie, all of which is high quality prime farm land.

Please note that as recently as April, 2010, the Marion County
Commissioners are on record as not supporting a limited access highway
across French Prairie.

This proposal, as a fundamental part of its design, ignores normal traffic
mitigation. By doing so the benefit accrues to Newberg and Yamhill
County, while all traffic related impact is passed on to French Prairie and
Marion County.

This is precisely the kind of development that should not be considered in
the absence of thorough and comprehensive inter-governmental
communication between all parties, and without inter-county agreement
on traffic mitigation requirements.

Sincerely e

v, Ty e e
4

Benjamin D Williams

President, Friends of French Prairie

cc: Marion County Commissioners
City of St Paul
1000 Friends of Oregon
Marion County Farm Bureau
DLCD
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May 25, 2010

Written Comments
File #UGB-09-001

Newberg City Hall

As a 20 year resident of Newberg and a downtown commercial property
and business owner, I have a strong interest in both the livability and the
economic viability of Newberg. I am afraid that the proposed UGB
amendment to repurpose productive farmland to industrial land will
harm both those goals.

Economic Liabilities

Sprawl: During this economic recession, we see that sprawling
communities are suffering vacancies and loss of value much more than
more densely developed areas. Newberg’s current UGB is full of gapped
and incomplete development. This results in inefficient use of
infrastructure and costly and unattractive vacancies.

Currently, we have small scale industrial land with high vacancy in
existing buildings and vacant land mixed in with the developed space.
Newberg shares this problem with neighboring communities, indicating
there is an oversupply of this type of development. The Suntron
industrial property is still vacant after their recent move. It would be
more efficient to fill existing vacancies and repurpose this
inappropriately developed industrial land rather than repurpose
productive farmland. While there would be expenses in removing and
reworking existing structures, we would not have the expenses of
extending infrastructure.

Professional Space: As a commercial property owner, [ am painfully
aware of the high vacancy rate for professional offices. Neighboring
communities share this problem, indicating it may be a long time before
we use up existing supply. If the need does arise, it can easily be met
with infill, creating a vibrant central core that would nurture stores and
restaurants. I see no advantage to moving professional offices away from
the city core to an area with no existing businesses and poor pedestrian
accessibility. I don’t think it would be good for citizens and visitors, but
as a downtown business owner, I know it would be bad for me.

Loss of prime farmland: As energy costs increase and the importance
of fresh, local, high quality produce is recognized, we become m¢
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aware of how precious prime farm land is, especially near urban centers. This valuable
land should be used for other purposes only as a last resort. While Newberg hopes to
attract larger industries with this land, no one is actually signed up, are they? That is, this
repurposing is speculative while our need for good farmland is assured. This seems like a
large economic gamble. We expose ourselves to significant expense and loss with no
guarantee of benefit.

Changing housing needs: Current trends show the size of households beginning to
increase to more normal levels after a brief period of historic lows. If this trend continues
as expected, the current oversupply of housing will grow, even though population
continues to expand. In light of these new trends, we might consider shifting land set
aside for housing to industrial use.

Livability Problems

Impacts to adjacent agriculture land: Newberg says we need this good agricultural
land because of it’s proximity to McKay Road in Marion County. The other obvious
access from I5, the Wilsonville Road, is absolutely unsuitable (and very dangerous) for
truck traffic so Newberg must rely on Marion County’s access roads. However, industrial
traffic is not a good fit for this local agricultural road and conflicts seem inevitable.
Furthermore, this land is very near the river. Increased development will increase run-off
into the river due to the increase of impermeable surfaces. Land along the river in French
Prairie floods regularly. In a natural system, this is a benefit which replenishes top soils.
Will the increased run-off from new industrial land just upstream threaten this important
agricultural asset?

Natural Resources: As beauty and native habitat become rarer in our ever developing
world, their value increases. Newberg needs viable industry as well as tourism and native
beauty. But just as I wouldn’t site my manure pile on the most attractive part of my farm,
I hesitate to put utilitarian development on land that has real value for its beauty and
habitat. We should celebrate our rich river bottom land. It grows fabulous food and
serves as important habitat for native species. As we seek to shore up our weaknesses, we
shouldn’t overlook and spoil our natural strengths.

I fear that this proposed change does a poor job of answering the needs of our community
while risking much that is currently working. The environmentally insensitive, sprawling
development typical of the 20™ century does a poor job of answering 21* century needs.
Let’s rethink this.

Thank you for your attention.
Sincerely,

Jane Carlsen
Owner/Director First Street Yoga

N\ Lo
p S e
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friends
of Oregon

Willamette Valley Office + 220 East 11th Avenue, Sulte 5 * Eugene, OR 97401 + (541} 653-8703 * fax (503} 575-2416
Central Oregon Office *+ 115 NW Oregon Ave #21 Bend, OR 97701 * (541) 719-8221 « fax (864) 394-3089

May 25, 2010

Newberg Urban Area Management Council

City of Newberg Planning Department Yambhill County Planning Department
414 E. First Street 525 NE 4™ Street
Newberg OR 97132 McMinnville OR 97128

Re: Docket PA-01-10 (Newberg Urban Growth Boundary Amendment)
Dear Commissioners and Staff;

Thank you for the opportunity to comment on the proposed amendment to add approximately
260 acres to Newberg’s Urban Growth Boundary. Most of the land is prime agricultural land
(Class I and I soils) that is actively farmed. The land is located southeast of the city along
Highway 219 towards the Willamette River bridge to St. Paul, The land is proposed to be
included for industrial uses.

1000 Friends of Oregon is a nonprofit, charitable organization working with Oregonians to
enhance our quality of life by building livable urban and rural communities, protecting family
farms and forests, and conserving natural and scenic areas. Friends of Yamhill County
works to protect natural resources through the implementation of land use planning
goals, policies, and laws that will maintain and improve the present and future quality of
life in Yamhill County for both urban and rural residents. 1000 Friends of Oregon and
Friends of Yamhill County support efforts to plan for Newberg’s future and we maintain a keen
interest in the outcome of these efforts.

I._Summary and Introduction

It is evident that considerable work has gone into the proposal before you. Nonetheless, we have
serious concerns regarding the proposed expansion,

Much of Newberg’s economic development strategy relies upon urbanizing a large block of
prime agricultural land to attract new industrial employment. According to the application, the
largest component of the new employment on this converted land will be in the manufacturing
sector, which continues to shrink, not grow. The city wants to bring this block of farmland into
the UGB, even though there is no demonstrable need for this land until at least 2018, and any
longer-term demand beyond that date is, at best, speculative.

This prime farmland is not undeveloped land waiting for urbanization. It is productive land that
supports the leading industry in Yamhill County- agriculture. The agricultural industry is a
primary driver of Newberg’s economy.

Celebrating Thirty-five Years of Innovalion
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Newberg is located in Yamhill County within 2 or 3 miles of Marion County, Washington
County, and Clackamas County. These four counties rank first, fourth, fifth, and eighth among
all Oregon counties in gross farm and ranch sales with over $1.5 biflion in direct 2008 receipts.
Area farmers provide thousands of jobs, many to Newberg residents, and indirectly support tens
of thousands more.

The proposed expansion will harm the local economy by undercutting the land base that supports
this leading industry. Once land is brought into a UGB, no one would tile a field, plant an
orchard crop, or make any other long-term investmenis in agricultural production,

For these reasons, prime agricultural land is the last resort when expanding a UGB and there is a
high burden to demonstrate that there is no alternative. This burden has not been met.

In summary, the UGB amendment application overestimates the amount of industrial land
Newberg will need over the planning period and underestimates the capacity within the existing
UGB to meet those needs.

A more compact UGB will reduce pressure on farmland and other rural lands outside the current
UGB, reduce the cost of extending infrastructure beyond the edge of existing development, and
reduce transportation costs for Newberg residents who work and shop in Newberg.

Moreover, the analysis within the application wrongly discounts alternative areas for expansion,
like existing urban reserves and other areas with poorer soils.  These alternative arcas can
accommodate much or even all of the city’s need for additional employment land and therefore,
by law, they must be included ahead of the prime agricultural land targeted by the city.

Many of these underlying defects in the assumptions, conclusions, and technical analysis have
already been identified during the recent related City of Newberg proceedings that led to
Newberg’s adoption of the Revised Economic Opportunities Analysis (EQA4). That flawed EOA
forms the underlying justification for this UGB expansion, Because of its defects it is under
appeal to the Land Use Board of Appeals (ILUBA) and petitioners’ brief is due June 11.

I1. The Application Overestimates The Amount Of Industrial Land Needed Over The
Planning Period.

The analysis in the “Industrial UGB Amendment Justification and Findings” (Findings) and in
the EOA overestimates both the amount of employment growth that will require industrial land
and the overall amount of industrial land needed over the planning period. Newberg estimates
that it will need 183 gross buildable acres of industrial land from 2010 to 2030. Two points
provide useful background in evaluating this proposal. '

First, the city has a prior history of overestimating land needs that dates back to the city’s
original UGB, when the city overestimated overall land needs by approximately 50%. The
city’s original UGB was established in 1981. Newberg estimated that it contained enough land
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to meet needs through 2000, Newberg later realized that the UGB actually contained sufficient
land to meet needs through 201 0!

Second, Newberg states that the estimated need for183 gross buildable acres of industrial land
from 2010 to 2030 represents a reduction from prior estimates.”

The city cites the Johnson-Gardner report City of Newberg — Demand for Commercial and
Industrial Land as supporting this assertion.® In fact, those prior estimates were for much /ess
land for a much Jonger time period. That report states that for the 30 year period from 2004 to
2040 the demand for new industrial land would range from 49 acres under a “low growth
scenario,” up to a maximum of 161 acres under a “high growth scenario, with a most likely total
industrial land need of about 64 acres. The relevant table is reproduced below and attached to
this testimony.

NET NEW DEMAND FOR COMMERCIAL AND INDUSTRIAL LAND
NEWBERG, OREGON
2004-2025 & 2004-2040
MEDIUM, HIGH AND LOYW GROWTH SCENARIOS

205 13.7 248

Industeial 347 63.8 85.6 1614 27.0 49.3
Retail 962 1783 1674 3107 768 135.2
Total - 145.7 269.2 273.5 5089 117.5 209.3

SQURCE: johnson Gardner LLC

While these prior, much lower estimates of land need do not bind Newberg’s current efforts to
justify much higher projections, they do provide useful perspective on both those new higher
estimates of land need and on the city’s claim that 183 acres gross buildable acres represents a
reduction from prior estimates.

A. The City is unrealistically projecting disproportionate job growih in declining
industries.

Under Goal 9’s implementing rules, the estimate of the types and amounts of industrial and other
employment uses must be based on “what is fikely to occur in the planning area.” (OAR 660-
009-015(4); emphasis added).

A key “target industry cluster” that Newberg, “expect[s] to expand” is manufacturing.*
“Bxpected’ growth in manufacturing jobs account for over 2/3 of the city’s projected job growth
in industrial zones and over 2/3 of the proposed UGB expansion.” This is an aspirational

! Findings, p. 3

2 Newberg bases this statement on various mathematical formulas and interpolations. Findings, pp. 6-7
3 Findings, p. 6 _

* Findings, p. 1, and elsewhere. Also see FOA.

* Findings, p. 18, Table 4
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economic development strategy based on wishful thinking rather than on what is likely to occur
based on national, regional, county, or local trends.

In the last two years, the local economy has shed thousands of jobs in the worst recession in
decades. Manufacturing and other sectors that use industrial land have been particularly hard hit.

The most recent Oregon Employment Division (OED) long-range forecasts predict declines in
manufacturing jobs as far out into the future as their predictions extend (2018) both statewide
and for Regions 2, 3, and 15.° OED long-range statewide and regional forccasts are available at:
http://www.qualityinfo.org/olmisj/PubReader?itemid=00003217

o OED predicts that statewide, “Manufacturing will likely rebound buf is not expected to
return to its employment level prior to the recent recession.”’ Regionally it predicts a
1.7 % decline through 2018,

In contrast, Newberg expects manufacturing jobs to grow by 22% between 2009 and 2020, from
2,201 jobs to 2,685 jobs.9 We see no evidence that this is likely to occur.

¢ OED predicts that regionally construction jobs will grow by only 2%.°

In contrast, Newberg projects construction jobs will grow by 79% between 2009 and 2020."
This is not likely to occur, cither.

¢ Overall, OED predicts regional job growth of 6% from 2008 to 2018.'2

In contrast, Newberg projects overall job growth to grow by 22% between 2009 and 2020."
Newberg does not explain why it expects that local job growth will be nearly triple the regional
job growth rate over a nearly identical time period.

B. The number of new jobs that are allocated land in several employment sectors exceeds
the total number of projected new jobs in those sectors.

Many employment sectors utilize more than one type of land, For example, some jobs in the
Information Sector will locate on industrial land while others will use office space in commercial
zones, For these sectors, Newberg allocates some of the projected employment growth to
industrial land and some to office space on commercial land.

There is not a problem with this approach so long as the number of jobs allocated to commercial
and industrial land in these various sectors does not add up to more than 100% of the total job

% Region 2 is Multnomah and Washington Counties, Region 3 is Marion, Yamhill, and Polk
Counties, and Region 15 is Clackamas County.

7 See hitp://www.olmis.org/olmisj/ArticleReader?itemid=00006783

8 EOA, Table 12-13, p. 25

® Findings, p. 18, Table 3

' EOA, Table 12-13, p. 25

" Findings, p. 18, Table 3

'z EOA, Table, 12-13, p. 25

" Findings, p. 18, Table 3
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projection for the sector. In this application, however, for several employment sectors the
number of new jobs that are allocated land far exceeds the total number of projected new jobs.

In the “Other Services” sector, for example, instead of allocating 100% of the projected new
jobs, the city allocates 133% of total projected new jobs. Table 12-14 of the £OA projects a total
of 590 new jobs in the “Other Services” sector through 2030, but the city allocates a total of
785 new jobs in this sector to industrial and commercial space.

Table 12- 14: Projected Newberg Employment through 2040

3wt § et L, 2 LI
Construction 842 | 390 656 798 892 1,005 | 1,125
Manufacturing 2,557 (2201 2514 3,057 | 3,417 | 3,851 | 4,312
Wholesale Trade 97 73 106 129 144 162 181
Retail Trade 930 | 841 | 1,124 1,367 | 1,529 | 1,723 | 1,929
Transportation,
Warehousing & 181 181 191 204 232 259 292 327
Utilities
information 54 45 58 60 68 76 86 98
Financial Activities 270 | 241 283 303 345 385 434 486
Professianal & 437 | 321 | 474 | s07 | 577 | 645 | 727 | 814

Business Services

Education & Health
Services 2,766 3,285 | 3,147 | 3,361 | 3,827 | 4,278 | 4,821

Leisure & Hospitality | 1,002 | 1,018 | 1,361 | 1,454 | 1,655 | 1,850 | 2,085
Other Services 413 | 409 | 434 | 463 | 528 | 590 | 665
G 183 | 176 | 192 | 205 | 233 | 261 | 204

‘235'0“;“&“"9 from - | 1,367 | 2,075 | 3,636 | 5,145 | 6,965 | 8,897

Table 12-18 of the £0A allocates 549 new jobs in the “Other Services” sector to industrial space
requiring industrial land."

" Table 12-14 is identical to Table 3 on page 18 of the Findings.
¥ Table 12-18 is identical to Table 4 on page 18 of the Findings.
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Table 12-18;

Industrial Space Utilizing Employment Projection through 2040

Construction 117 197 210 239 267 30 337
Manufacluring 014 2,003 | 2,287 | 2,443 | 2,782 | 3,110 | 3,505 3,924
Wholesale Trade 82% 60 87 93 105 iig8 133 149
Retail Trade 0% - - - - - - -
Transportation,
\Warehousing & Ulilities 93% 165 177 139 216 241 272 304 7
Information 88% 38 45 53 60 67 76 85
| Financial Activities 0% - - - - - - -
Professional & Business
Services 18%; 58 &5 21 104 116 131 146
Fducation & Health
Sarvices 0% - - - - - - -
L eisure & Hospitality 0% - - - - - - -
Other Services 93% 380 403 431 491 549 618 692
G ernme t - - - - - - -
| Cumulative from 2009

Table 12-25 of the EOA allocates 236 new jobs in the “Other Services” sector to office space
requiring commercial land.

Table 12- 25: Office Space Utilizing Emplovinent through 2040

Construction 29,

4 8 13 i4 16 18 20 22
Manufacturing 5% 112 i26 134 153 171 193 216
Wholesale Trade 5% 4 5 6 4] 7 8
Retail Trade 3% 42 56 60 68 76 86 96
Transportation, .
Warchousing & 54 57 61 70 78 88 98
Utilities 30%
information 00% 40 50 54 61 69 77 87
Financial Acliviies 20% 217 255 273 310 347 391 438

Biﬁﬁfg:'ggﬂ;g‘es 0% 280 | 427 | 456 | 519 | 580 | 654 | 732

Education & Health ] J
Services 40% 1,314 | 1,259 | 1,344 | 1,531 | 1,711 | 1,929 | 2,159
Leisure & . .
Hospitality 40% 407 554 582 662 740 834 934
Qther Services 40% 164 174 185 | 21t 236 266 | 298

115

Cumu%tggfmm - 323 | 530 | 979 | 1,414 { 1,938 | 2,494
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For the “Information” sector the city allocates 178% of total projected jobs. For the
“Transportation, Warchousing & Utilities” sector the city allocates 123% of total projected jobs.
For the “Professional & Business” sector the city allocates 108% of total projected jobs.

In these four sectors alone, “Other Services”, “Information, “Transportation, Warehousing &
Utilities, and “Professional & Business”, the city double-counts some 366 jobs. These double-
counted jobs equal 22% of the projected 1,642 new jobs needing industrial space through 2030.

I, Artificial Screens Mislabeled As “’Required Site Suitability Characteristics”
Incorrectly Reduce Capacity Within The UGB And Remove Land In Higher-Priority
Areas Outside The UGB From Consideration.

Newberg estimates that it will need 183 gross buildable acres of industrial land from 2010 to
2030. Over half of this need, for 34 sites totaling 99 acres, is for sites averaging 5 acres and |
acre in size, with 21 sites in the < 2-acre category and 13 sites in the 2-10 acre category.'® 63
acres, or half the purported industrial fand deficit of 127 acres addressed by this UGB expansion,
is for 22 sites in these small site categories.”

Some of the targeted users in these smaller site categories include wineries; professional services
such as architecture, engineering, legal and financial services, efc; and creative services
(advertising, public relations, film and video, web/internet content and design).’®

The existing UGB has considerably more capacity to accommodate the need for industrial land,
especially for these smaller sites than the application identifies. Much of this additional capacity
is discounted because of artificial screens that are mislabeled as ““’required site suitability

characteristics.” (Findings p. 26, Table 10 & EOA p. 46, Table 12-22).

These so-called “requirements” artificially reduce capacity within the UGB and also remove land
that could accommodate the need for large sites in higher-priority areas outside the UGB from
consideration. In many respects they appear to be reverse engineered so that the only suitable
site is the large block of prime farmland that the city wants to develop as the South Industrial
Area:

e “Required” grouping of 20 vacant acres with parcels 5 acres or larger

Even though over half the city’s industrial land need is for sites averaging 5 acres or less in size,
in evaluating potential sites within the existing UGB, the city only, “inventoried buildable land
with five or more acres in the UGB... where groups of parcels totaling at least 20 vacant acres
could be found together.”'®

' Findings, p. 22, Table 7
7 Findings, p. 29, Table 11
® Findings, p. 12, Table 2
¥ Findings, p. 27
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Without this artificial screen, the 22 small sites that account for at least half the expansion could
potentially be accommodated within the existing UGB on land that the city never even
considered.

o “Required” agglomeration of at least 100 new acres

The Findings and EOA contend that each and every one of the targeted industries for which the
city is expanding the UGB, including wineries, professional business services, creative services,
etc, require sites that ate either “adjacent to existing industrial areas,” or on “an agglomeration of
at least 100 new acres to facilitate agglomeration economies and minimize adverse impacts. »20

According to the ¢ity’s own application, rone of its targeted industries requires a site larger than
50 acres.”’ To the best of our knowledge, none of the existing industries in Newberg that fall
within the targeted industry clusters, including wineries, professional and business services, or
Newberg’s largest manufacturers like A-dec, are located within an industrial area totaling at least
100 acres. Neither the Findings nor the EOA provide evidence that any of the targeted industries
requires agglomeration of any size or kind.

o “Required” location within 1/8 mile of a major arterial or state highway

The Findings and EOA also contend that each and every one of the targeted industries for which
the city is expanding the UGB require sites within 1/8 mile (660 feet) of a major arterial or state
highway without travel through non-industrial properties. The only roadway classified as a major
arterial in Newberg’s Transportation Systems Plan (TSP) is Highway 99W, which is also a state
highway.

While some of the targeted industries may find it desirable to locate along Highway 99W,
Highway 219 or Highway 240, many may not, and such proximity is clearly not required for
these firms to be viable. Most of Newberg’s largest existing industrial users, all of whom are in
the targeted industry clusters, are not located within 660 feet of a state highway or major arterial.
These include, at a minimum, A-dec, SP Newsprint/White Birch, and Ushio. Traffic from many
of them, including A-dec and Ushio, passes through non-industrial areas.

¢ Exclusion of sites adjacent to residential land

The application categorically excludes as unsuitable all sites that abut residential neighborhoods
on more than 25% of the site perimeter unless buffers are present or planned. Neither the £EOA
nor the Findings explain why all the targeted industries require sites that are buffered from
residential land. While such buffering may be desirable for certain industries, such as food
processing or heavy manufacturing, it is not required or even necessarily desirable for many of
the targeted industries, especially those in the “service” category.

In fact, some of Newberg’s largest existing industrial employers within the targeted industry
clusters do abut residential neighborhoods, including A-dec, SP Newsprint/White Birch, and
Ushio, as do many existing users in the targeted professional and creative services sectors.

® Findings, p- 26, Table 10 & EOA, Table 1222, p. 46
* Findings, pp. 19-20, Table 5
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e “Required” connection to I-5 via Highway 219

The Findings and EOA also contend that each and every one of the targeted industries for which
the city is expanding the UGB require sites that have a connection to I-5 via Highway 219,

Any site in Newberg can connect to I-5 via Highway 219. If the city contends that only sites
with direct access to Highway 219 meet site requirements, this is unjustified. No rationale is
provided as to why the targeted industries would require this. As noted above, Newberg’s
largest manufacturers do not have direct access to Highway 219. For other targeted industries,
such as wineries, professional services, efc, such a locational requirement seems even more
tenuous.

¢ Topographical exclusions

The application categorically excludes as unsuitable all sites with slopes greater than 10% and all
sites that do not have a developable arca that is generally rectangular in shape.

Neither the Findings nor the EOA explain why all targeted industries require a flat, rectangular
site nor why any specific targeted industry requires a flat, rectangular site. While such sites may
be generally cheaper to develop and service, many of the targeted industries regularly use sites
that do not have these characteristics. For example, many area wineries locate on sites with
slopes greater than 10%, including Chehalem, A to Z, and August Cellars. The developable area
of the SP/White Birch site and the Allen Systems/FMC Foodtec site are not “generally”
rectangular in shape. The categorical exclusion is not justified.

e “Required” separation from agricultural land

The Findings and EOA contend that each and every one of the targeted industries for which the
city is expanding the UGB, require sites that do not abut large tracts of agricultural land unless
effective buffers are present or planned. The application does not explain why all or even any of
targeted industries require sites that are buffered from agricultural land.

This “requirement” is particularly unsupportable for two reasons: First, it appears to circumvent
the laws that protect agricultural land from urbanization by using compatibility with farm’
operations as an excuse to skip over higher-priority areas to expand the UGB onto prime
farmland. Second, many of the targeted industries are by definition, compatible with land in
agricultural zones, including wineries, nurseries, agricultural products, and food processing.

Nothing in agricultural operations inherently renders adjacent sites unsuitable or unviable for
industrial uses. In fact, of the various urban uses, industrial use is considered to be more
compatible with agricultural uses and other urban uses, such as residential, are less compatible
with agricultural uses.

¢ Exclusion of sites that could result in truck traffic through downtown
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The application also categorically excludes as unsuitable any site that will result in truck traffic
through downtown. While avoiding truck traffic through downtown is an understandable desire
for Newberg, there are several problems with the use of this screen.

First, there 1s no definition here. Is one truck trip a day unacceptable, or does if take 50 trucks a
day?

Second, by the city’s own analysis, industrial employment won’t rebound to pre-recession levels
until 2018. There will be little need for additional industrial land until that time. By then, other
truck freight options may well be in place, potentially including the Newberg-Dundee bypass.
On the one hand, the city excludes land buildable under the code from the buildable lands
inventory and skips over higher-priority land outside the UGB, based on possible inclusion in the
bypass right-of way. On the other hand, the city doesn’t consider it as a transportation
alternative that could route traffic around or away from downtown.

Third, avoidance of traffic through downtown is a preference of the city’s not a requirement for
the targeted industries. It is an understandable desire, but it is many of the targeted industries
operate successfully in locations (including downtown locations), that generate very little truck
traffic. Examples include professional services such as architecture, engineering, legal and
financial services, efc, and creative services (advertising, public relations, film and video,
web/internet content and design). Others, including two of the largest wineries in Oregon,
Dobbes and Argyle, operate successfully in locations that generate traffic through Newberg.

Fourth, Highway 99W through downtown is classified in the Newberg TSP as a major arterial,
intended fo “serve truck movements.”** The Oregon Highway Plan (OHP) classifies Ore 99W as
a freight route through the City of Newberg,”’ The categorical exclusion of any site that will
result in truck traffic through downtown is inconsistent with these adopted and acknowledged
plans.

Finally, this criterion has been misapplied in evaluation of specific sites. For example, for sites
outside the UGB along North Valley Road, (Sites 1, 2, and 3) the findings summarily conclude
“Truck traffic forced downtown to reach I-5/99W.” 24 Instead, traffic from these sites would
undoubtedly use the same general route as traffic from Ushio and A-dec: Aspen Way to
Mountainview, to Springbrook.

For all these preceding reasons, the “Required Industrial Site Suitability Characteristics™ have
not been justified. The findings cite a letter dated December 1, 2009 from Tom Fox from
OBDD, as support for these “requirements.” In so doing they greatly exaggerate what Mr. Fox
wrote. While the city did not include his letter in your packet, we have attached it to this
testimony for your review.

First, what Mr, Fox reviewed and commented on was the site descriptions and sizes by targeted
industry cluster in Tables 16-19 of the draft EOA. He did not review or comment on the list of
“Required Industrial Site Suitability Characteristics.” It is one thing to correlate a need for sites

2 Newberg TSP, p. 30
> Newberg TSP, p. 41
#E indings, pp.41, Table 12
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in targeted industries to various size ranges, like < 2-acre, 2-10 acres, 10-30 acres, and 30-50
acres. It is quite another to find that all these various sites must be within an agglomeration of at
least 100 new acres, with access to 1-5 via Highway 219, on locations that do not abut residential
or unbuffered agricultural land.

Second, what the letter from Mr. Fox at OBDD actually said was that the various site sizes were
“viable.” Thatis a far cry from saying they are requirements. Presumably other site sizes could
also be viable,

As aresult of these various screens, the only two boundary alternatives analyzed in the
application, Area 8 and Area 10, are both comprised primarily of prime farmland, the lowest
priority for inclusion in a UGB.

As the findings concede, the locational factors of Goal 14 “are used only to determine which
suitable land of a particular priority should be included in the UGB. Thus, lower priority land
cannot be included even though it may better meet the factors.” %

The four Goal 14 location factors are:

(1) Efficient accommodation of identified land needs;

(2) Orderly and economic provision of public facilities and services;

(3) Comparative environmental, energy, economic and social consequences; and

(4) Compatibility of the proposed urban uses with nearby agricultural and forest activities
occurring on farm and forest land outside the UGB.

These are precisely the type of factors that were impermissibly used to screen out higher priority
land:

“Agglomeration of at least 100 new acres to facilitate agglomeration economies, .,
“Compatibility (residential downtown and resource land).”
“Highway access without fravel through non-industrial properties.”?

Higher priority land was screened out with these factors, including not only higher priority land
in potential expansion areas, but also within the UGB itself. For example, even though over half
the land need is for small sites, the findings summarily dismiss Site 1 within the UGB:

Application of Industrial Site Suitability Characteristics to Sites in the UGB
Below is a detailed discussion of the application of the site suitability criteria to
non-industrial sites in the UGB.

Site I is at the intersection of North Valley Road and Chehalem Drive. This area
includes 20 buildable acres. However, it is not adjacent to any existing industrial

® Findings, p. 46
2 Findings, p. 26, Table 10
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areas, and lacks the 100 acre agglomeration of parcels needed to create a new
industrial area. The closest access would be to North College Street. This would
require truck traffic to travel through commercial and residential areas to reach
the I-5 corridor. Tt abuts residential areas on more than 25 percent of its perimeter.
Thus, Site I is not suitable for redesignation as industrial.?’

Many other areas are summarily dismissed for similar reasons.

IV. CONCLUSION

The application overestimates the amount of industrial land Newberg will need over the planning
period and underestimates the capacity within the existing UGB to meet those needs.

Moreover, the analysis within the application wrongly discounts alternative areas for expansion,
like existing urban reserves and other arcas with poorer soils. These alternative areas can
accommodate much or possibly even all of the city’s need for additional employment land, and
therefore, by law, they must be included ahead of the prime agricultural land targeted by the city.

Because of its defects, the flawed £0A4 that forms the underlying justification for this UGB
expansion is under appeal to LUBA. We recognize the considerable work that Newberg has
undertaken to date. However, it makes more sense to await a ruling from LUBA prior to moving
forward with additional work based on a plan that may well be remanded or reversed.

We hope these comments are helpful in achieving that outcome. Please include them in the
official record of these proceedings and notify us of any decisions and/or future hearings in this
matter,

Sincerely,

Mia Nelson Iisa Perse Sid Friedman

1000 Friends of Oregon Friends of Yamhill County 1000 Friends of Oregon
220 East 11®, Suite 5

Eugene, OR 97401

541.520.3763

Attachments:
1. City of Newberg — Demand for Commercial and Tndustrial Land, p. 4 (Johnson-Gardner)
2. Letter from Tom Fox, OBDD

Ce: DLCD
Oregon Department of Agriculture

7 Findings, p. 27




David Beam, AICP

City of Newberg

Economic Development Planner
414 E. First Street

Newberg, OR 97132

December 1, 2000
David:

[ have reviewed the site descriptions by targeted industry cluster ( Tables 16 -19 of Newberg’s draft
Economic Opportunity Analysis ). | concur that site sizes and characteristics would be viable for
firms seeking sites in Oregon and for Newberg's targeted industries.

Given Newberg’s location and current economic base, the City should be able to find success in
expanding and attracting businesses of the identified targeted industry clusters, if development
sites of the size and character identified in the EOA are made available.

70
)

Tom Fox

Business Development Officer

Business Oregon

Oregon Business Development Department

775 Summer 5t NE, Suite 200 « Salem, OR 97301-1280

S03-986-0123 » fax 503-581-5115 » TTY 800-735-2900 » www.oregon4dbiz.com Page 204 of 284
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Again, the “High Growth Scenario”™ is best summarized as greater strength in Newberg's
manufacturing core, thus much greater overall demand for industrial and office space as a result. The
baseline “Medium Growth Scenario” exhibits likely industrial and commercial land need in the
neighborhood o f 269 acres through 2040.

NET NEW DEMAND FOR COMMERCIAL AND INDUSTRIAL LAND
NEWBERG, OREGON
2004-2025 & 2004-2040
MEDIUM, HIGH AND LOW GROWTH SCENARIOS

Net New Demand for Land (acres) By Scenario From 2004 Through:
Medium Growth High Growth Low Growth
Use 2025 2040 2025 2040 2025 2040
Office 14.8 27.1 20.5 37.8 13.7 24.8
Industrial 34.7 63.8 85.6 161.4 27.0 49.3
Retail 96.2 178.3 167.4 310.7 76.8 135.2
Total 145.7 269.2 273.5 509.9 117.5 209.3

SOURCE: Johnson Gardner LLC

Need for retail drives the vast majority of commercial land demand under all three scenarios. Under
the “Medium Growth Scenario,” retail drives the largest share (66%) followed closely under the “Low
Growth Scenario” at 65% of need. Retail, though still the majority of demand, accounts for 61% of
commercial and industrial land in the future with the “High Growth” assumption due to the
significantly greater expected growth of manufacturing jobs under thart scenario.

It is important o note that the above forecasts for industrial and commercial land need are net
acreage required only for building and impervious surface space requirements. Roads, right-of-ways,
parks and public facilities, among other things, necessary to serve projected land development has not
been included. A gross-up factor of 25% is commonly utilized by jurisdictions for planning purposes
to estimate gross land need, though that would be at the discretion of The City of Newberg given its
specific planning requirements.

CITY OF NEWBERG — DEMAND FOR COMMERCIAL & INDUSTRIAL LAND PAGE 4
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Testimony of Cheryl McCaffrey: 7425 Earlwood Rd.; Newberg, OR 97132: tel: 503 625-5486; email:

Prepared May 25, 2010 for June 1 2010 hearing.

Re: City of Newberg Industrial Urban Growth Boundary (UGB) Expansion and Comprehensive Plan
Map Amendment: Report and Findings. (Referred to as “this document.”)

Agricultural land ne longer created. I am concerned that this document proposes to convert valuable
and productive agricultural land to uses that do not require this natural richness. Once the land is
disturbed and built upon, it is forever gone from agricultural productivity. New agricultural land is not
being made, but human populations continue to grow and need more food. We seem to consider the
purpose of natural resources as being for exploitation for whatever we want, rather than as an asset to
be wisely managed for their best use considering all wild and human uses. Forcing agriculture to more
marginal land is a less sustainable use than leaving prime land in agricultural production.

Quality of Life. The document considers the quaint, small town atmosphere and the vineyards of the
Newberg area as assets. The pastoral areas around Newberg are a tremendous part of the quality of life
here. This quality of life attracts people to Oregon. The proposed industrial area is counter to these
values. Driving through industry from rural beauty does not welcome one to Newberg, the heart of
wine country.,

Reduce agricultural acreage. This document evaluates many places within and outside the City of
Newberg for industrial expansion. It identifies as requirements, criteria that may not really be essential
for all types of targeted uses (e.g. agglomeration of at least 100 acres, within or contiguous to existing
UGB). These criteria are then used to eliminate parcels other than the selected Area 8.

It seems that planners did not consider as a requirement, avoiding high-value farm land for industrial
use. Other considerations, like “25 % of the site is bounded by residential areas”, were stated as
requirements. I think that further evaluation is warranted to place a high value on retaining agricultural
land and to reconsider placing some of the identified uses into other areas that were eliminated from
consideration.

Why contiguity? The document has predetermined that the amount of area “needed” for the identified
uses must be contiguous and horizontal. Identified uses may be independent of each other and may not
need to be contiguous. Some uses, may be better located near similar existing uses (e.g. airport- related
industrial use may need facilities of Sportsman Airport; sports & recreation may be suitable near
George Fox athletic fields), but these may not be contiguous. There is not a good reason why the
proposed industrial uses need to be in one industrial area, especially where existing infrastructure can
be merely expanded in other locations, not started from scratch as in Area 8. The clusters and uses
identified are not all related. In fact, some of them, like “professional services”, don’t seem to fit in an
industrial area. Some of these uses can be accommodated within the existing UGB, including adding a
story to existing buildings. Some uses have little truck traffic so are less impactive to city or residential
areas. These considerations have not been adequately evaluated.

Build Upward. It seems to be assumed that the 127 ac. of buildable land occupies horizontal area.
Many of the identified uses are not ones that have to be at ground level or need to be on large blocks of
land. Office uses could be located above functions using large equipment. If the uses were in 2-4 story
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buildings, considerably fewer acres of land would be needed. Parking occupies vast acreage for
commercial and industrial uses. Certainly parking can be done in vertical parking garages, thus
reducing significantly the acreage needed.

By locating many of these facilities in areas other than along the St. Paul Highway, and by building
vertically, land of lower agricultural or resource value can be occupied and less high value farm land
destroyed.

Transportation. | am also concerned about transportation. It seems that this proposal depends on
access to [-5 through Marion County. Tt could affect agricultural land there as well as in Yambhill
County.

Although Newberg may want employees to live in Newberg, there’s a good chance that they will
locate elsewhere because of other family logistics and considerations. There will be an increase in use
of Wilsonville Road (already referred to as “the Newberg Highway™), a very dangerous road, and
Highway 99, already a transportation problem. The document inadequately considers other
transportation options such as air, rail or river for goods and public transportation for workers. It seems
that Newberg needs to resolve its transportation problems before expanding its boundaries.

Storm water. Another aspect not considered adequately is storm water. A storm event of 1 inch of rain
falling on impermeable roofs & pavement on 127 acres would be over 10 acre feet of runoff (on 260
ac. over 21 acre feet). This could cause rapid acceleration of flood levels or could tax the capability of
a water treatment facility. In 1996 when Portland was braced for the Willametie R to flood the city,
unexpectedly, Tualatin got flooded. Tt made sense that this would happen given all the new
development — industrial & residential — that was done upstream from the city. Without the sponge
provided by farmland (holding rain water and releasing it slowly to the rivers.) landowners
downstream from storm water discharge could be adversely impacted by the flooding caused by this
land conversion. This merits further consideration. Reducing the amount of open land surface by
multilevel structures would reduce this potential problem.

Future UGB expansion. [ am also concerned about cumulative impacts from this expansion into the
future. It seems that in 2008 an Urban Reserve Amendment was approved for residential development
between Wilsonville Road and Highway 99 to meet projected housing needs. Now, the City is
proposing additional employment opportunities and wants these employees to live and shop in
Newberg. It seems that this is encouraging increased demand for housing. Will this stimulate another
land grab from the county for yet another UGB expansion onto high value farmland?

It seems to me that it would be just fine for Newberg to say, “No, we like our quality of life, and don’t
want to be an industrial center. We’ll increase employment opportunity for our projected residents, but
we don’t need to try to attract even more.”
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Robert B. Roholt

31150 NE Schaad Rd. Newberg, Or. 97132
Phone 503-538-6830 Email:rroholt@verizon.net

May 25, 2010

Newberg Urban Area

Management Commission (NUAMC)
co Jessica Nunley

Newberg City Hall

414 E. First Street

Newberg, OR. 97132

Re: Proposed South Industrial UGB Amendment, file #UGB -09-001

I am opposed to South Industrial Area UGB amendment as it is currently being presented
because I believe it is not in the best interests of the City of Newberg and the
unincorporated areas around Newberg.

I believe that the city has over estimated the need for new large parcel industrial land
especially in the near term. We are in the midst of one of the largest economic downturns
that our country has ever seen and we do not understand the ramifications of that
downturn at this time. It is not prudent to expand the urban growth boundary until have
clearer view of the future. If you drive through Newberg and other neighboring
communities you will see many vacant or nearly vacant commercial and industrial
structures like the Suntron facility on Brutscher St. in Newberg that need to be filled
before ever thinking about removing prime farmland from production.

I am not saying that we do not need to grow but we need to maintain self control. This
proposal is not an example of responsible growth, but a classic example of trying grab as
much prime land as possible in the faint hope that developers can entice some industry to
bring their business to Newberg. However, it could backfire, leaving an ugly scar on the
area, and crippling two strong industries that we already have here, agriculture and
tourism.

Finally, the analysis which presents the justifications for the amount and location of the
industrial and commercial land are still under appeal with LUBA, and until those issues
are resolved, it is imprudent for NUAMC to move this proposal forward.

V7 A oA
/Robert B, Roholt
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Subject: NEWBERG UGB AMENDMENT

This information is for NUAMC Meeting to be held June
1, 2010 at 7:00 PM at the Newberg Public Safety
Building, 401 East 3* Street, Newberg, Oregon.

RE: WRITTEN COMMENTS SUBMITTED FOR File # UGB-09-001

From: Karen Russell
1408 Hoskins Street
Newberg, Oregon 97132
(503) 538 7220

E 1 l . rirea l AN Brrma 1 ] N
mall: TusSs.aucs8amal . COom

Prescott Bluebird Recovery Project is a group
endeavoring to keep the Western Bluebird off of the
Endangered Species List. Hubert Prescott started this
organization in 1973 when there were only 30 pairs of
Western Bluebirds left in our area. When I speak of the
Western Bluebird, I AM NOT SPEAKING ABOUT THE COMMON
BLUE JAY (SCRUB JAY).

I am a Monitor/Bander with PBRP and have been involved
for 11 years. Some members of the group have been
involved over 30 years.

We work with, and report to the Federal Government all
data and statistics we compile each year. The National
Banding Lab supplies all of our bands, providing our
statistics continue to warrant the need.

PBRP has been vigilant to their cause since 1973, and
has managed to get the Western Bluebird to the
SENSITIVE Category (One step above the ENDANGERED
Category). It has taken 37 years to accomplish this.

Western Bluebirds were originally in the valley on
agricultural land until the construction of homes and
business facilities drove them into the surrounding
mountains where the numbers began to decline. Bluebirds
are GROUND FEEDERS for INSECTS. Their Normal Habitat

Karen Russell - Page 1 of 2

ment 8
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has always been large open areas of agricultural land.
It has only been in recent years that Western Bluebirds
are once again returning to surrounding agricultural
land that is still available. Unfortunately, this
includes the land presently designated for UGB
EXPANSION. 1Initial expansion of this nature,
eliminating valuable agricultural land, was the cause
of near extinction of the Western Bluebird, as well as
causing hardships on many families who made their
living farming the land.

Western Bluebirds DO NOT MIGRATE. They stay year-
around in the same 6 to 8 mile range from where they
are hatched. Needless to say, FARMERS DO NOT MIGRATE.
They need to maintain their valuable land year-around
for THEIR OWN LIVELIHOOD, for the BENEFITS THEY NOW
PROVIDE NEWBERG AND SURROUNDING AREA, as well as
PREVENTING THE EXTINCTION OF THE WESTERN BLUEBIRD.

There have been many groups such as PBRP established
across the USA. All have the same goal — to keep the
beautiful Western Bluebirds, Mountain Bluebirds, and
Fastern Bluebirds OFF THE ENDANGERED SPECIES LIST.

PLEASE help our cause by keeping all AGRICULTURAL LAND
DESIGNATED AS FUTURE AGRICULTURAL LAND, and DO NOT
INCLUDE IT IN THE EXPANSION OF THE UGB AMENDMENT.

Thank you for your consideration of our Project to save
the Western Bluebird and the very valuable agricultural
lands in our surrounding areas.

We truly must STOP and CONSIDER the things that will no
longer be replaceable if this UGB Amendment takes

place!!! PLEASE listen to the taxpayers, and do not
make decisions based on personal gratification, as so
many politicians do! Thank You!

Karen Russell

Karen Russell - Page 2 of 2
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May 26, 2010

Newberg Urban Area Management Commission
Written Comments

File #UGB-09-001

Attn: Jessica Nunley

P.O. Box 970

Newberg, Oregon 97132

Yamhill County Planning Dept.
525 NE 5" Street
McMinnville, Oregon 97128-4601

Newberg’s proposed UGB expansion for a 260 acre industrial zone south of the city
would negatively impact farmland and the I-5 Donald/Aurora interchange. The City has
naively stated this expanded industrial zone is the best choice they have because of its
close proximity to I-5.

Have studies been done to determine the impact the increased traffic would have on 21 9,
the bridge over the Willamette River, McKay/Yergen/Ehlen Road and the Donald/Aurora
I-5 interchange?

[ do not know how many industries 260 acres can accommodate. But their traffic route to
I-5 could well necessitate widening the above mentioned roads and bridge. ODOT
considers the Donald/Aurora I-5 interchange as not only the most dangerous but also
beyond capacity at the current level of traffic. With all this in mind, are Newberg and the
future industries willing to pay the costs of their impact on this 10 minute route to I-5?
There is a thriving farm industry already situated all along this route to I-5. This land
would be negatively impacted by increased traffic and road improvements for that traffic.
Has any thought or consideration been given to locating the expanded manufacturing
indiistrial zone close to the existing railroad tracks? The City cldiiis it is éxpanding its
UGB for the future. What kind of future is Newberg expecting? By all appearances
Newberg is looking back to the future; relying on industries producing more roadway
traffic. Given the environmental needs to reduce carbon emissions, why is Newberg
proposing more truck and automobile traffic?

Why is Newberg claiming a 10 minute access to I-5 across Marion County farmland and
NOT claiming a traffic pattern around the city to 99W on Rex Hill? What has happened
to the rest of your Newberg-Dundee Bypass?

Oregon Land Use laws attempt to promote responsible growth. This expanded UGB,
which relies on other governmental entities to take care of the impact, is totally
irresponsible.

Sincerely,

,C(\[i eLe @ﬁ}f&‘ Q

Marcie Garritt

3961 Blanchet Avenue NE
P.O. Box 480

St. Paul, Oregon 97137
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May 27,2010

Newberg Urban Area Management Commission
Written Comments

File #UGB-09-001

Attn: Jessica Nunley

PO Box 970

Newberg, OR 97132

Yambhill County Planning Dept.
525 NE 5" Street
McMinnville, OR 97128-4601

Dear Sirs:

We live in St. Paul and we are writing on opposition to the Newberg Urban Growth Boundary
amendment to include 260 acres south of the City into the Newberg UGB. This manufacturing area
would force most of that truck traffic across the bridge and onto Marion county roads that are already
heavily used with farming trucks and farming equipment necessary for this area and the last thing the
St. Paul farming area needs is your added traffic. It would be a shame to build more roads on this
wonderful farm land.

The bridge across the Willamette is a bottle neck. A half days work was missed because of a wreck on
the bridge and the only way around is through Wilsonville or south across the Willamette at Salem. If
you are planning twenty years into the future why aren't you building this close to a rail line that would
lessen the impact on the roads and help solve the pollution problem. Our Marion County
Commissioners do not support a new access highway across French Prairie.

3838 Blanchet Ave. NE
St. Paul, OR 97137
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AMBELL -COUNTY

FARM BURRAY | (e

{503)472-9123 » 1215 NORTH ADAMS STREET, SUITE C - McMINNY VILLE, QREGOW 9}1”8

. : i
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M*ay 27,2010

\'awbu g Planning Division

PO Box 970 MAY 8 2010
Newberg OR 97132 o
= YAMHILL COUNTY

12

b LANNING
Subject: Proposed Urban Growth Boundary Amendment

Dear Comxnisqioners- :
The Clt} of Newberg proposes to exp;md its Urban Growth Boundary by approximately 7‘60 agres
along Highway 219 south towards the Willamette River. The land is proposed to be included for
mdusmal uses. The Yamhill County Farm Bureau is opposed to the proposed UGB amcndment_

We support the principle of land use planning for the purpose of protecting the resources and the
agricultural environment and infrastructure needed for farmers and ranchers to produce food and
Liber for cutrent and future generations in a profitable manner. We are philosophically opppsef] to
efforts to remove economically productive farm and forest land from farm and forest zonesy (Farm
Bu:eau Policy 3,010) g

Thc city’s main justification for inclusion of this land is to target manufacturing mdustnes such as
“seryi-conductor/silicon™ and “sports apparsl.” These industries, and manufacturing in gengra', are
shrinking, not growing.

Aﬂncul'tme 1s an industry, too. This land supports what is, by some measures, the Jeadmg industry
in Yamhill County- Agriculture, In 2008 direct sales in the county were close fo $300 milljon
dollars, supporting thousands of jobs. And agriculture is a growing industry, unlike m&muf cTuring
ar hwn-tech 1
\’ewberg s legitimate needs to accommodate job growth do not require such extensive blecxs of
large flat farmland. Over half the land Newberg says it needs are for firms ’that need sxtes withlan
average size of 1 to 5 acres. Yet Newberg claims that these firms “require” a location that s either

vy

adjacent (o ar existing industrial area or within “an agglomeration of at least 100 new ar,rct'

The use of questionable criteria like the artificially large size requirements, the refusal to ccnsi ler
any area that abuts residential development on more than 25% of its perimeter, and a requirement
for proximity to Highway 219 suggest that the city has reverse-engineered it studies so thatlthe{only
possible location for the expansien is prime farmland between the city and the Wi Hamstie River.

f

P

|
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Despxtu what the city claims, many of its “targeted industies,” like wineries and plofcssmn::ﬂ
semces (legal and 'ucmteutuml firms) do not need large blocks of our best farmland.

i
( !

In addmtlon Newberg has vacant plants like the recently —closed Suntron plant that sho uld Be
remled before green ﬁcids are developed. |
\Ne behe\ ¢ that UGB expansion is not an automatic right. Any boundary expansion on }an:i
proteciod under Goal 2 must not impair the agr Lcul’fural environment and infrastructure neetled|to
produce food and fiber for current and future generations. The expansion of 2 UGB should o
occm nn land(s):

. That is predominantly irrigated or non irrigated soil classes , I and irrigated class W and IV
- soils in western Oregon, |

K ' Parcels that are predominantly soils that, if irrigated, are capable of producing Lhe ayerdge of
~other irrigated land in the area;

- Any parcels that are predominantly soils capable of producing the average non it gdec
- yield for the county; and

*  Any soils that the county determines to be necessary to support the agricultural con‘mu lity.

Excepuons should include parcels that are smaller than the applicable minimum lot size am‘ at|least
75% of its perimeter is contiguous to a UGB, urban reserve or excepticn area, or soils mot listed in
ORS 215.710. (Farm Bureau Policy 3.800) ;
The vast majority of the proposed expansion is prime, productive agricultural land. The remamder
is within Rural Exception Areas or Urban Reserves, Consistent with our adopfed policies; we are
opposod to the inclusion of the agricultural land, with the exception of Tax Lot 3328 00800. a 4 acre -
parcel at the SE corner of Wilsenville and Adelf Rd.  We do not oppoase the inclusion QfBi 28
00800 or the inclusion of the land within exception areas and urban reserves. ‘

Thank you for the opportunity to comment. FPlease carefully consider your decision.

Jerry Mann
Yambill County Farm Bureau President
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May 28, 2010

Newberg Urban Area Management Council

City of Newberg Planning Department Yamhill County Planning Department
414 E. First Street 525 NE 4" Street
Newberg OR 97132 McMinnville OR 97128

Re: Docket PA-01-10 (Newberg Urban Growth Boundary Amendment)
Dear Commissioners and Staff:

Thank you for the opportunity to comment on the proposed amendment to add
approximately 260 acres to Newberg’s Urban Growth Boundary. We have already
submitted comments earlier this week on the bulk of this proposal; these comments deal
only with the methods used to compute future job and population growth. Please include
this letter in the official record of these proceedings.

1. OAR 660-024-0040(9)(a)'s Safe Harbor Offers Cities An Either-Or Choice

State administrative rules provide two safe harbors that may be applied by a local
government to determine its employment needs for purposes of a UGB amendment.
OAR 660-024-0040(9)(a) provides that "[a] local government may estimate that the
current number of jobs in the urban area will grow during the 20-year planning period at
a rate equal to either:

(A) The county or regional job growth rate provided in the most recent forecast
published by the Oregon Employment Department; or

(B) The population growth rate for the urban area in the adopted 20-year
coordinated population forecast specified in OAR 660-024-0030." (emphasis
added)

Note that these two options are provided as an either-or choice. However, Newberg
claims to be pursuing both of these options simultaneously. From page 17 of the March
2010 Industrial UGB Amendment Justification & Findings (Findings):

"Retail trade and leisure & hospitality employment was projected to grow
according to Newberg population growth. This was done because the
need for retail services typically grows along with population, and also
because of Newberg’s strong potential for leisure & hospitality
employment growth in its targeted industry cluster of wine/tourism. For

by

Celebrating Thirty-five Years of Innovation
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other industries, employment was projected to grow for the 2008-2018
period at the same rate as the projected six-county change drawn from the
Oregon Employment Department. For employment projections beyond
2018, employment was projected to grow at the same rate as the projected
population growth. This rate is in accordance with the safe harbor
provision stated above, and allows Newberg to plan adequately for the
20-year planning horizon to 2030. Table 3 below depicts Newberg's
projected employment through 2040 based on these methodologies."

A city may not use subsection (9)(a)(A) of the rule to compute job growth for 2008-2018,
then switch to subsection (9)(a)(B) for the latter half of the 20-year planning period.
Neither may a city use one safe harbor method for some industries, and the other method
for the remaining industries. Instead, a city must choose one method and use it
consistently.

Although Oregon Employment Department (OED) forecasts do not extend 20 years, this
fact is anticipated by the rule. Subsection (9)(a) clearly states that the OED's shorter-term

growth rate is to be extended for the entire 20-year planning period.

11. OAR 660-024-0040(9)(a) Can Only Provide A 20-Year Forecast

Newberg proposes an employment forecast extending 30 years, from 2010 to 2040.
However, the safe harbors of OAR 660-024-0040(9)(a) cannot be used to create a
forecast extending beyond the 20-year planning period.

111. OAR 660-024-0040(9)(2)(A) Requires Use Of Most Recent Job Numbers

The safe harbor rule specifies that the OED growth projection must be applied to "the
current number of jobs in the urban area." In its Revised Economic Opportunities
Analysis (EOA), Newberg presents an employment estimate for 2009." Newberg should
use these current 2009 figures as the base when calculating its 20-year job growth.
However, it is evident from an inspection of the projections that Newberg is instead
extending its pre-recession 2008 job figures. For example, in Table 3 on page 18 of the
Findings, the 2008 and 2009 construction jobs are 642 and 390, respectively. The next
entry is for 2018, in which Newberg projects 656 jobs. That is a 2% increase from the
2008 figure, and a 68% increase from the 2009 figure. According to Table 12-13 on page
25 of the EOA, Newberg applied OED's 2.07% rate to construction job growth up to
2018. Therefore, it is apparent that Newberg extended the historical 2008 job totals, and
not the current 2009 figures.

Since 2008, the local economy has shed thousands of jobs in the worst recession in
decades. Manufacturing and other sectors that use industrial land in Newberg have been
particularly hard hit. Under the rosiest scenarios, it will take years to refill existing
vacant capacity. Had Newberg used the safe harbor methodology correctly, and applied
the OED growth rates to 2009 employment figures, the result would be a much lower

!'See EOA, Table 12-10, page 22, and associated text and footnotes.
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overall forecast of employment growth in sectors that use industrial land, and a
corresponding decrease in needed land.

1V. OAR 660-024-0040(9)(a)(B) Is Not Available To Newberg

Newberg cannot use the safe harbor method of OAR 660-024-0040(9)(a)(B) to create an
employment forecast because it does not have the requisite "adopted 20-year coordinated
population forecast specified in OAR 660-024-0030." Newberg is instead using a stand-
alone forecast for Newberg only that was adopted into the Newberg Comprehensive Plan
by Ordinance 2005-2626 on November 21, 2005. It is found in Table III-2 on page 61 of
the Plan and in Tables 12-3 and 12-27 of the EOA, and is reproduced below:

Table I11-2. Future Population Forecast — Newberg Urban Area

Year Population
Forecast
2000° | 18,438
2005 21,132
2010 24,497
2015 28,559
2020 33,683
2025 38,352
2030 42,870
2035 48,316
2040 54,097

Sources: Johnson Gardner, Barry Edmonston

OAR 660-024-0030(1)* requires Newberg’s forecast to be “consistent with the
coordinated county forecast”, and that said county forecast be “a coordinated 20-year
population forecast for the county and for each urban area within the county consistent
with statutory requirements for such forecasts under ORS 195.025 and 195.036.” The
rule parallels ORS 195.036,> which requires that Yamhill County adopt "a population
forecast for the entire area within its boundary."

2 OAR 660-024-0030(1): Counties must adopt and maintain a coordinated 20-year population forecast for
the county and for each urban area within the county consistent with statutory requirements for such
forecasts under ORS 195.025 and 195.036. Cities must adopt a 20-year population forecast for the urban
area consistent with the coordinated county forecast, except that a metropolitan service district must adopt
and maintain a 20-year population forecast for the area within its jurisdiction. In adopting the coordinated
forecast, local governments must follow applicable procedures and requirements in ORS 197.610 to
197.650 and must provide notice to all other local governments in the county. The adopted forecast must be
included in the comprehensive plan or in a document referenced by the plan.

> ORS 195.036 Area population forecast; coordination. The coordinating body under ORS 195.025 (1)
shall establish and maintain a population forecast for the entire area within its boundary for use in
maintaining and updating comprehensive plans, and shall coordinate the forecast with the local
governments within its boundary.
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The most recent countywide forecast was adopted as part the 1995 Transportation System
Plan (TSP). Both the time period covered and the population numbers in Newberg's
stand-alone forecast are inconsistent with this adopted and acknowledged countywide
forecast, which remains in force today. The TSP's forecast table is reproduced below:

3.2.1 POPULATION FORECAST

The Portland State University (PSU) Center for Population Research estimates population for each
city and county in Oregon. The population estimates for 2014 for Yamhill County are shown in Table
21. The population in the County was distributed between incorporated and unincorporated areas, and
was further distributed among the exceptional growth areas and other areas as shown in Table 22.
TABLE 21 PROJECTED POPULATION OF YAMHILL COUNTY

Jurisdiction Historical Growth Factors 2014 Projections

(1940 to 1994)

Amity 1.95% 1,757
Carlton 1.00% 1,642
Dayton 2.72% 2,862
Dundee 5.76% 6,522
Lafayette 2.70% 2,334
McMinnville 3.01% 37,970
Newberg 3.75% 30,656
Sheridan 2.87% 8,122
Willamina 1.79% 2,502
Yamhill City 2.38% 1,448
Yamhill County (excluding cities) 1.20 %" 21,160
Yamhill County (includes cities) 2.40% 116,975

* not used in the analysis

Regarding consistency with the time period covered, the stand-alone Newberg forecast
extends to 2040, decades farther than the coordinated countywide forecast, which has an
end date of 2014. The foundational countywide forecast must include the same time
period as the individual city forecast, in order for the two to be considered "consistent"
under OAR 660-024-0030(1). This is plain to see by the safe harbor provision in OAR
660-024-0030(3), which provides a workaround to the normal requirements so long as
the countywide forecast was adopted within the last 10 years.* This safe harbor provision

* OAR 660-024-0030(3): As a safe harbor, if a coordinated population forecast was adopted by a county
within the previous 10 years but does not provide a 20-year forecast for an urban area at the time a city
initiates an evaluation or amendment of the UGB, a city and county may adopt an updated forecast for the
urban area consistent with this section. The updated forecast is deemed to comply with applicable goals and
laws regarding population forecasts for purposes of the current UGB evaluation or amendment provided the
forecast:

(a) Is adopted by the city and county in accordance with the notice, procedures and requirements described
in section (1) of this rule; and

(b) Extends the current urban area forecast to a 20-year period commencing on the date determined under
OAR 660-024-0040(2) by using the same growth trend for the urban area assumed in the county's current
adopted forecast.
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would not be necessary if it were possible to do as Newberg suggests, and use a city
forecast that covers a much longer time period than the coordinated countywide forecast
adopted in 1995.

Regarding consistency with the population numbers themselves, the TSP's coordinated
countywide forecast projects a Newberg 2014 population of 30,656. This directly
conflicts with Newberg's population projections, which provide a 2015 population of
28,559, thousands of people less than the county's acknowledged 2014 forecast for
Newberg.

Regarding coordination, OAR 660-024-0030(1) states that "[i]n adopting the coordinated
forecast, local governments must follow applicable procedures and requirements in ORS
197.610 to 197.650 and must provide notice to all other local governments in the county."
It does not appear that Yamhill County provided notice to other governments that it was
adopting a new coordinated forecast, nor did the County ever hold a public hearing and
subsequently adopt such a forecast. Under ORS 195.025, the Board of County
Commissioners is the "coordinating body" and is the only entity capable of enacting a
new coordinated forecast.

Since the coordinated countywide forecast does not cover the 2010-2030 planning period,
it cannot be used as a basis for an employment forecast under OAR 660-024-
0040(9)(a)(B). Further, because it was adopted more than 10 years ago, it cannot be
extended under the safe harbor methods of OAR 660-024-0030(4)(a) or ORS
195.034(1).” If the County updates its forecast, Newberg may go on from there and adopt
a forecast that is consistent with the new countywide forecast. It could then use that
forecast to pursue the safe harbor employment needs determination of OAR 660-024-
0040(9)(a)(B).

In this case, however, instead of requesting that Yamhill County update its 1995
countywide forecast, Newberg ran the process backward, by adopting its own stand-alone
forecast in 2005. Newberg then brought its forecast to the county after the fact for
“coordination." This "coordination" apparently consists of a letter dated October 31,
2006 from the county's planning director accepting Newberg’s forecast. Under ORS
195.025 the coordinating body of Yamhill County is the Board of Commissioners, and
that authority cannot be delegated to staff. Per ORS 195.025(4), coordinating authority
may only be delegated to a "voluntary association of local governments" as that term is
defined in ORS 197.015(22).

We understand staff's position to be that since Yambhill County later co-adopted Newberg
UGB amendments that happened to contain the stand-alone Newberg-only forecast
numbers, that this validates the Newberg-only forecast as being in compliance with OAR

> ORS 195.034 and OAR 660-024-0030(4) do not allow reliance on a forecast “adopted more than 10 years
before the city initiates an evaluation or amendment of the city’s urban growth boundary,” and/or “does not
provide a 20-year forecast for an urban area at the time a city initiates an evaluation or amendment of the
UGB”
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660-024-0030 and ORS 195.036, and any attempt to question this would be an
impermissible collateral attack on the county’s prior decision. This is incorrect.

As a threshold matter, under OAR 660-024-0030, the adopted forecast must be included
in the comprehensive plan or in a document referenced by the plan. It is our
understanding that the county may have included the Newberg forecast in findings to
support its decision on the Newberg UGB amendments (and later on the now-remanded
URA amendments), but has never included the forecast in its comprehensive plan or a
document referenced by the plan.

Even if the forecast has been adopted into Yambhill County plan, ORS 195.036 pertains to
adoption of a single countywide coordinated forecast containing companion forecasts for
each urban area, not isolated city forecasts. Since the Newberg-only forecast is not the
same forecast contemplated by ORS 195.036; compliance with that statute cannot be
demonstrated. Counties can and do adopt and co-adopt other kinds of forecasts, besides
the specific type of forecast described by ORS 195.036. For example, the county's TSP
also contains forecasts relating to employment and traffic. And in this case, it appears the
county at most co-adopted UGB amendments that happened to include a stand-alone
Newberg-only population forecast.

As previously noted, the county has not updated its countywide forecast since 1995. If,
as part of the county's earlier process with Newberg's UGB amendments, the county had
adopted a new countywide forecast and that had been acknowledged, then it would be
correct to say that countywide forecast had been deemed to comply with ORS 195.036,
and could not now be called into question. But that is not what happened. All that
happened is that Yamhill County co-adopted Newberg UGB amendments that contained
a stand-alone Newberg-only forecast (or may have merely included the forecast in
findings). Just because Newberg puts a table of numbers in a co-adopted UGB
amendment, and calls it a forecast, that does not cause it to become a coordinated
countywide forecast under ORS 195.036, thereby shielding it from scrutiny in all future
decisions.

In Oregon Shores Conservation Coalition v. Coos County, 50 Or LUBA 444, 460 (2005),
Coos County claimed that an unchallenged and acknowledged decision to include
resource land in a urban unincorporated area, which required Goal 3 and 4 compliance,
shielded the county from attacks in later proceedings regarding compliance with Goal 3
and 4. LUBA disagreed, and ruled that "[w]hile the acknowledgment process shields the
county from certain collateral attacks on its acknowledged plan and ordinances, errors the
county may have committed in that process do not obviate goal and rule requirements
that govern subsequent post-acknowledgement plan decisions..."

We have the same situation here. Newberg's earlier UGB expansions were made in error,
since they were not based on a forecast that was consistent with the coordinated
countywide forecast. Clearly, those decisions cannot be challenged now. But those
earlier errors do not cause the stand-alone Newberg-only forecast wrongly used in those
decisions to become a coordinated countywide forecast under ORS 195.036, and cannot
imbue the Newberg-only forecast with immunity from examination in the current
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decision process. In other words, despite the earlier errors, the question of whether
Newberg's proposed UGB evaluation meets OAR 660-024-0030(1)'s requirement that it
be based on a forecast that is “consistent with the coordinated county forecast” must be
answered anew in this process.

V. Retail Land Need Cannot Be Based on Population Growth Estimates

Newberg uses its employment forecast to calculate industrial and office land need.
However, when calculating retail land need, a population growth method is used. It
appears that Newberg has chosen to ignore the actual predicted retail job growth. A five-
step methodology is provided on page 52 of the EOA:

1. Project future household growth.

2. Estimate Newberg per-household spending in a number of retail categories.

3. Project Newberg retail sales per retail category.

4. Project demand for retail space based on projected sales in each retail category.
5. Convert retail space demands into acreage needs for retail land.

Newberg cannot base any part of its decision on a projection of future household growth,
because it does not have a population forecast that complies with OAR 660-024-
0040(1)°. This rule requires all UGB evaluations or amendments to be based on a
forecast that complies with the criteria in OAR 660-024-0030. For the reasons discussed
in the previous section, the population forecast listed in the £EOA does not comply with
this standard.

Newberg does not have to base its estimate of retail land need on a population forecast. It
could instead use a properly computed safe harbor jobs estimate that is based solely on an
extension of the OED employment forecast. Retail land needs could be then estimated
based on the projected retail job growth.

VI. Solutions.

We hope these comments are helpful in revising this proposal and that the final product is
one we can support. Fortunately, it is quite easy for Newberg to resolve all of the above
concerns with the following revisions:

1) Extract the annual growth rates for each industry from the OED
regional forecast data presented in Table 12-13 on page 25 of the EOA.

® 0AR 660-024-0040(1): The UGB must be based on the adopted 20-year population forecast for the urban
area described in OAR 660-024-0030, and must provide for needed housing, employment and other urban
uses such as public facilities, streets and roads, schools, parks and open space over the 20-year planning
period consistent with the land need requirements of Goal 14 and this rule. The 20-year need
determinations are estimates which, although based on the best available information and methodologies,
should not be held to an unreasonably high level of precision.



Ord 2011-2740 - Attachment 8

2) Apply the annual growth rates to the 2009 job totals presented in Table
12-10 on page 22 of the EOA to produce a revised employment forecast
for Newberg.

3) Recalculate the industrial and office land needs using the revised
employment forecast.

4) Revise the methodology for computing retail land need to utilize retail
job growth, not population growth, as the underlying determinant of land
need.

Sincerely,

Ll ——
Mia Nelson

1000 Friends of Oregon
220 East 11", Suite 5
Eugene, OR 97401
541.653.8703

cc: Steve Oulman, DLCD Mid-Willamette Valley Regional Representative
Richard Whitman, DLCD Director
Darren Nichols, DLCD Community Services Division Manager
Gloria Gardiner, DLCD Urban Planning Specialist
Rob Hallyburton, DLCD Planning Services Division Manager
Bob Rindy, DLCD Senior Policy Analyst and Legislative Coordinator
Katy Coba, Department of Agriculture Director
Jim Johnson, Department of Agriculture Land Use Specialist
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s \FARM BUREAU
Telephone: (503) 399-6417

Fax: (503) 389-8082
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Newberg Urban Area Management Commission May 28, 2010
Yamhill County Planning Department

525 NE 4" Street

McMinmnville OR 97128

Newberg Planning Division
PO Box 970
Newberg, OR 97132

Dear Commissioners:
Subject: Proposed Urban Growth Boundary Amendment

~ Marion County Farm Bureau joins with Yamhill County Farm Bureau in opposing th¢
proposed UGB expansion amendment, which would expand the UGB by approximatply
260 acres, the majority of which is prime, productive agricultural land. We do not |
support the principle of holding agricultural lands for future industrial and developmc ot
purposes. Per our Farm Bureau Policy 3.010, we are opposed to efforts to remove,
economically productive farm and forestland from farm and forest zones.

The industries used to justify this expansion are industries that have, in many cities, ‘gong
away’ in recent years. Agriculture is here to stay and is growing. The infrastructure {for
- farming needs the large blocks of land, whereas the many firms and needs indicated by
this proposed expansion only need one to five acres. At this time several ;
industrial/business areas in Yamhill County are vacant and could be used to support the
proposed business adventures instead of destroying necessary farmland.

Another important concern for Marion County farmers is the increased traffic from tliis
proposed UGB expansion along Hwy 219 to the I-5 Interchange. Farmers along this
stretch are already having problems with congestion and safety issues for farm |
implements and vehicles.

We have read the facts presented by Yamhill County Farm Bureau’s letter and are in
complete agreement. We consider this amendment to be biased toward destruction of the
infrastructure of farming and ranching thereby weakening the number one mdustry in
Yambhill County — Agriculture.

Sincerely,

Dan Goﬂin, m

Board of Directors
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Marion County
OREGON

PUBLIC WORKS

May 28, 2010

Jessica Nunley

Newberg Planning Division
PO Box 970

Newberg, Oregon 97132

Re: File No. UGB-09-001; Proposed Urban Growth Boundary Amendment
Jessica:

Marion County is a neighboring jurisdiction that will be affected by growth in the
proposed amendment area located along the southerly limits of the City of Newberg.
As such, Marion County and the cities of Donald and St. Paul in the north county area
have an interest in the proposed urban growth boundary amendment for industrial
lands.

Ken Friday, Yamhill County Department of Planning and Development contacted me on
Wednesday, May 26, 2010 of the proposed amendment and referred the notice of
public hearing and related materials to me for possible Marion County comments on this
matter. The amendment materials have been referred to other staff here at the county
and to the cities of Donald and St. Paul. With the public hearing on the UGB
amendment proposal set for June 1, 2010, Marion County will not have an opportunity
to adequately review the proposal and submit formal comments into the hearing record.
Therefore, Marion County is requesting the public hearing be continued and/or that the
hearing record be left open, to allow the County and any other affected county
jurisdictions to weigh in on the City’'s amendment proposal.

Marion County along with other interested groups participated last year in the City’'s
South Industrial Area Collaborative Design Workshops master planning process. You
may recall that during the process, Marion County expressed concerns as to potential
transportation issues and impacts regarding added traffic on Highway 219 into Marion
County and how these impacts were to be evaluated, analyzed and addressed in the
planning process. County comments on the amendment proposal will likely echo these
previous concerns pertaining to transportation issues.

The County appreciates the opportunity to provide these preliminary comments and
asks for their inclusion in the hearing record at this time and for County notification of
future hearing dates. If there are questions, please contact me at 503-588-5038.

Les Sasaki

Principal Planner
Marion County PW/Planning

cc: Ken Friday, Yamhill County

555 Court Street NE o P.O. Box 14500 e Salem, OR 97309 e www.c0.marion.or.us
Printed on recycled paper ¢ Reduce — Reuse — Recycle - Recover
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Yamhill
0200 SW 2" Street

Soil & Water . MeMinnville, OR 97128
: 03) 472-1474 X102

. s . \X (503) 472-2459
y Conservation District Providing Natural - | wudw.yamhillswed,org
Resource feaa’ers]np

1~

TO: Yambhill County Department of Planning and Development
525 NE Fourth Street
McMinnville, OR 97128

FROM: Yamhill Soil and Water Conservation District
SUBJECT: Docket PA-01-10 Newberg Urban Growth Boundary Amendment

The Yamhill Soil and Water Conservation District (YSWCD) Board of Directors has diséﬁssel
Docket PA-01-10, Newberg’s Urban Growth Boundary Amendment, and wishes to submit|the
following comments for your consideration:

The proposal relies on urbanizing a large block of prime agricultural land to attract new !
industrial development. According to the application, the largest component of the convered
land will be in the manufacturing sector. As outlined in 1000 Friends of Oregon’s report.this
market sector continues to shrink in size and that there is no demonstrable need for this lzmd until

at Jeast 2018.

The area covered by the proposal is prime agricultural land. Bringing this area into the UGB
does not preclude it being farmed for a period of time but farmers are reluctant to invest in jlang
that is destined for development through tiling, planimg of orchard crops, etc.. For this reagon
the UGB process discourages expansion onto prime agricultural land and there is a high bukdeh
to demonstrate that there is no alternative. The district docs not believe that this burden hag been
met and that the proposal should not be accepted in its current form. ~

The district recommends denying PA-01-10 as 1t is written.
Comments respectfully submitted.

Tim D. Stieber
Executive Director, Yamhill SWCD
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Lee M. Does

Dr. Amy L. Does

173 NE Renne Road
Newberg, Oregon 97132

1* June, 2010

Newberg Urban Area Management Commission
525 NE 4" Street
McMinnville, Oregon 97128

re: File #UGB-09-001
Dear NUMAC:

My wife and I farm at the base of Parett Mountain. We’ve been following Newberg’s plans for expansion,
and we believe the city has grossly overstated its land-use needs while seriously underestimating the value
and importance of the agricultural land surrounding our town.

To begin, I'm frankly amazed that the city has the time and resources to expend on a UGB expansion while
better than 10% of our population is currently unemployed. To date the city has expended untold thousands
of taxpayer dollars on contracted attorneys, consultants, and numerous studies, all in an attempt to justify
an expansion onto thousands of acres of protected farmland. The city has repeatedly cited studies that were
published over six years ago, while conflicting but unbiased and reputable information was available for
free from Oregon state economists.

A significant portion (Site #8) of the land the city is currently seeking is outside the existing URA, and
includes some of the highest-grade soils in the Willamette river corridor. The EFU designation on these
lands is intended to preserve the land for farming. Newberg is by law required to utilize its existing supply
of lesser-quality lands before it can apply to move onto high-quality farmland. The city is attempting to
justify its purported land needs by claiming that access to I-5 via Hwy 219 is an essential ingredient to
attracting new business. Routing additional vehicles onto Hwy. 219 would move traffic out of sight of
Newberg, but frustrated drivers would quickly stack up when they encountered the two-lane county roads
and slow-moving farm vehicles in Marion County.

Newberg appears unwilling to consider existing low-quality lands to the north of town, including lands
already within its URA, and has previously cited poor access and Hwy. 99 traffic detriments to locating a
business in these areas. As a point of fact, A-Dec has been highly successful with its own location to the
north of town, and no one seems to be complaining about truck or employee traffic generated by this
employer. Likewise, Newberg is underestimating the impact of current and future turnover within its
existing land base. With manufacturing jobs being outsourced to cheap labor overseas, more facilities like
Suntron’s recently closed Newberg plant are likely to be available in the future.

I’m a manager in a high-tech firm with about 50 employees. I’'m paid to make responsible decisions based
upon the most recent and reliable data available. Regarding the city’s request, I’m going to ask that you
consider the city’s request in combination with the following documented facts:

Manufacturing in Oregon has been/is predicted to continue losing jobs

State economists predict job growth over the next eight years to be well below previous norms.
Oregon’s state budget is currently facing a nearly $580 million-dollar shortfall

Even if built, the 99W Bypass will do nothing to improve Newberg’s access to Hwy. 5

The tourism value of Newberg’s wineries, orchards, and pastoral setting could prove to be our
most valuable asset; the Allison was fully booked last fall while other businesses were struggling

Page #1 of 2
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Lastly, I’'m sure I don’t have to remind you that most of Oregon is rocks, mountains, or desert; and that the
Willamette valley truly is the jewel of our state. No one here would ever condone paving the entire valley
to make room for more houses and factories. Like a death of a thousand cuts, however, we risk losing our
heritage a piece at a time all for the sake of creating the next shovel-ready parcel.

Sincerely,

{ WA C:Lr\:\\\\\

oo WA
N S, DN

Vs L Sl ¢
F TGN GEYy , A A

Lee M. Does
Amy L. Does, PhD.

emailed to: Friday@co.yamhill.or.us

barton.brierley(@ci.newberg.or.us

Page #2 of 2
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CITY OF NEWBERG / YAMHILL COUNTY
NEWBERG URBAN AREA MANGEMENT COMMISSION (NUAMC)

PUBLIC COMMENT REGISTRATION CARD
PLEASE STATE YOUR NAME PRIOR TO SPEAKING

(Agendas available at entrance)

Agenda Item No.: FILE No.: \ER-8-|  Meeting Date: & /[ /1O

If you wish to make ORAL COMMENTS at this meeting, or submit written comments, please provide all of
the information requested below. The agenda item numbers and project names are printed on the
agenda. If you are attending the meeting to observe, you do not need to fill out a Registration Card.

If you fail to complete this form, you may jeopardize your right or ability to appeal the decision made on the
application in question.

NUAMC Meeting
Please check one (public hearings only): ‘
PROPONENT (For) Date: (-’%] [ I [D N
OPPONENT (Against) Submitted by:

UNDECIDED (Testify during either Proponent or Opponepif&%ony)
WRITTEN COMMENT (oral testimony not required)

Torde paued Aoy Mo, m@m o oo e
/m&m%)‘l M‘\r \KWG\\ We \QMB\’\‘D o ee
\\mer wv‘@\ Reoce and Ck\‘xxtév’ Qe Ak s v ),
Ned fedasha A e “oa otz cond reSRie
mwﬁ B10004 Yo ot

\gLDDCJ

Please print legibly:

Name M&m Phone Number _>O3- 55'7 -7 Q&)‘

Professional Standing (if representing someone)

Mailing Address (including Zip Code) 7\‘?% 20 ‘\ & St M \r\-\Q\\

1 QQ C?“l \3A >
Email Address g QB&MQ{‘&L}M @ y\ﬁé@vﬁ; é NM&H@‘;
Signature
D Please do not release my contact information in a public records request

THANK YOU FOR COMPLETING THIS! These cards help us spell your name correctly for the permanent
record and assists the committee members in determining time limits if there are many residents present.

Z:\NUAMC\MASTERS\NUAMC COMMENT REGISTRATION.doc 5/99
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DATE: JUNE 1,2010 Submitted by:

TO: NEWBERG URBAN AREA MANAGEMENT COMMISSION

ISSUE: NEWBERG URBAN GROWTH BOUNRABY AMENDMENT
REQUEST FOR INCLUSION OF AGRI LAND INTO INDUSTRIAL

USE.

FROM: SHIRLEY COOPER, A RESIDENT OF NEWBERG 503-538-9511

I LOOKED AT THIS ISSUE AS IN MY WORK IN THE COMMERCIAL
LENDING FIELD. WITH LARGE BUSINESSS FINANCIAL REQUESTS, WE
LOOKED NOT ONLY AT WHAT WAS PRESENTED IN WRITTEN
PROPOSALS, BUT WHAT WAS NOT INCLUDED. THIS WAS DONE IN
ORDER TO GET CLUES FOR THE POTENTIAL RISK OF THE VENTURE.

THAT IS THE CASE HERE. THE FOCUS IN THIS PRESENTATION IS SO
TARGETED ON ONE SPECIFIC INDUSTRIAL SITE THAT MANY FACTORS
HAVE BEEN GLOSSED OVER OR NOT EVEN ADDRESSED. EMPHASIS HAS
BEEN ON SCENARIOS THAT ARE NOT REALISTIC IN ORDER TO JUSTIFY
THE INCLUSION FOR THE ADDTL ACREAGE INTO URBAN RESERVES. .

HERE A FEW ISSUES THAT I FEEL ARE IMPORTANT.............

1....THERE IS A DOWNPLAY OF EXISTING AVAILABLE SITES ALREADY
WITHIN THE BOUNDARY THAT CAN FULFILL FUTURE INDUSTRIAL
NEEDS FAR BEYOND THE FOCUS TIME FRAMES USED.

REPTS TEND TO OVERPLAY POTENTIAL LAND CONFIGURATIONS
ISSUES ON SOME OF THOSE SITES, W/O TAKING INTO CONSIDERATION
MINIMAL WORK THAT W/ MAKE SOME OF THOSE SITES USABLE.

2....PRESENTATION DOES NOT ADDRESS TIMELY MARKET TRENDS, AND
OVER ESTIMATES FUTURE NEED. OVERALL GROWTH W/ DEPEND ON
OUTCOME OF PRESENT MARKET DOWNTURN, ESTIMATIONS OF THAT
GROWTH IS DIFFICULT TO PREDICT AT THIS TIME W/DATED
STATISTICS

3... TRAFFIC AND TRANSPORTATION ISSUES ALL ARE BASED ON
MASSIVE AND EXPENSIVE PATTERN CHANGES FOR THE
STREET/HWY/FEEDER & ARTERIAL IMPROVEMENTS AND DOES NOT
ADDDRESS THE UTIMATE ADVERSE AFFECTS UPON CONNECTING
PROPERTIES NOR THE RESULTING OUTFALL OF THOSE CHANGES

.4...ONE OF THE MORE IMPORTANT ISSUES IS THE EXPECTATION AND
PROBABILITY OF NEED FOR THE PROPOSED COMPLEX.

THERE W/B & IS VERY HIGH COMPETITION FOR USERS/TENANTS FROM
ADJOINING CITIES & COUNTIES WITH ALREADY DEVELOPED
INDUSTRIAL SITES. TO ADD TO THE COMPLEXITY OF ATTRACTING
THE LISTED TARGETED INDUSTRIES IS THAT THESE EXISTING
DEVELOPMENTS ARE USER READY, WITH READY TRAFFIC FUNNELS IN
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PLACE. THOSE ARE NOW SHOWING HIGH VACANCIES THUS
INCENTIVES TO ATTRACT USERS W/B HIGH. ADDED TO THAT...
THERE ARE EXISTING SITES THAT HAVE BEEN PARTIALLY
DEVELOPED, NOW ABANDONED WITH EQUIPMENT LEFT UNUSED IN
PLACE. SHOULD THE CURRENT ECONOMIC STATUS REVERSE WITHIN
THE TIME FRAMES GIVEN IN THE REPORTS, THOSE SITES W/B QUICKLY
MADE AVAILABLE, GIVING EVEN MORE COMPETITION.

5...MANY OF THE LISTED TARGETED INDUSTRIES AND BUSINESSES
WILL NOT LIKELY CHOOSE TO LOCATE WITHIN THE TYPE OF
COMPLEX.. PLANNED... THE NECESSARY RATES TO SUSTAIN THE
CONCEPT OF THIS HIGHLY STYLIZED COMPLEX, AS DETAILED IN THE
REPORTS, WILL ECONOMICALLY EXCLUDE THOSE SMALLER
BUSINESS

6. THERE IS NO NEED TO JEOPARDIZE THE FUTURE OF THE NOW
THRIVING EXSISTING FARM INDUSTRY FOR THE SPECULATION OF
OBTAINING OTHER INDUSTRIES. EXTENSION INTO THIS AGRI, FARM
AND WETLAND AREAS IS BEYOND WHAT IS NECESSARY TO
ACCOMMODATE ANY REALISTIC FUTURE NEEDS. THERE IS
SUFFICIENT USABLE AND VACANT PROPERTIES WITHIN THE AREA.TO
ACCOMADATE GROWTH FOR MANY FUTURE YEARS

W/O DISTURBING THESE AREAS.

THE COST OF THE PROPOSED SITE PLAN. IS AN ISSUE I ADDRESSED
BEFORE CITY COUNCIL MONTHS AGO—- THAT IS THE IMMENSE COST
FACTOR FOR THE PLAN. THE TAX BASE OF OUR AREA W/B GREATLY
AFFECTED FOR MANY YEARS IN THE FUTURE BY THE HUGE
DEVELOPMENT COSTS THAT W/B NECESSARY. > A

o W

I MAINTAIN THIS PLAN IS NOT APPROPRIATE FOR THE SIZE AND
BUDGET OF THIS CITY. THIS IS A HIGH RISK VENTURE THAT CAN
HAVE ADVERSE AFFECTS ON OUR COMMUNITY FOR MANY YEARS TO
COME.

I RESPECTFULLY ASK THIS COMMISSION TO REFLECT ON REAL FACTS
BEFORE ADDING THIS PRIME LAND TO URBAN RESERVES.

THANK YOU, SHIRLEY COOPER
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NUAMC
june 1, 2010 ' ,
NUMAC Meeting Date: (s I { / IQ
Re: proposed South Industrial UGB Amendment m————
Do kA PA- 61 -1 Submitted by:
Council Members, File no;

——

Thank you for taking the time this evening to listen to my testimony. | am concerned with the expansion of
this Urban Growth Boundary onto our most productive farmland.

l understand that the manufacturing industry may bring jobs to the area. There are definitely people that see
a benefit to the paving over of good agricultural soil with concrete structures. Although jobs may be provided
to some in the area there is also a flip side to this way of thinking.

The agricultural land being considered is not vacant land. This land is itself an industry, the land provides jobs
and supports the community. Families within Newberg and its surrounding communities will be harmed by
your decisions to include this agricultural land into the UGB.

I currently am employed by one of the local farms. Being the city girl that | am | did not realize all that was
involved in the field of agriculture. The land not only provides food sources for communities and people
around the world, it supports local businesses. If you would just bear with me for one moment | would like to
read you a list of those businesses within our area that have been supported by one farm in the last year.
Please understand that all these businesses will lose valuable family financial support and jobs with the loss of
farmland.

I am sure you will recognize some of the businesses | am about to mention;

Terminex

Newberg Hardware

Pro Build

Farmers Toilet

GK Machine

Select Computer

Allied Waste

Newberg Graphic

Cedar Canyon

US Bank

West Coast Bank

Van Well

Ag West Supply

Oak mead Farms
Industrial Aviation Spray
Online NW

Crop Production Services
George Packing Company
Oosu

Genex Co-op

Ram Steel
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Farm Plan ‘
Melted Metal Works
Western Ag Improvement
Tire Factory

Dave Myhrum Cattle Services
ovs

Capital Press

Bear Electric

NAPA Auto Parts

GW Hardware

Personnel Concepts

Schneider Equipment
Veterinary Services of Oregon
Waltz’s Rebuilt

Brim

Western Industrial
International Ag Labs

Earth 20

Newberg Fire & Med

Goodwin Pumps

Premier Ag

Wilco

IWSI

Chehalem Valley Orchard Equipment
Simplot

Prograss

Willamette Valley Helicopters
Taylor Motorcycle

Crabtree Rock

Martin Gutters and Roofing
Newberg Ford

McGuire Bearing

Delong Products

This is only one farm supporting many jobs, thank you for listening.
Vicki Shepherd

30230 NE Benjamin Rd
Newberg, OR 97132
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Marion County
OREGON

PUBLIC WORKS

June 8, 2010

Jessica Nunley

Newberg Planning Division
P.O. Box 970

Newberg, OR 97132

RE: File No. UGB-09-01; Proposed Urban Growth Boundary Amendment

Marion County appreciates the City of Newberg leaving the record open from the
June 1, 2010 public hearing on the proposed urban growth boundary
amendment, thereby allowing the County additional time to review and submit
comments on the proposal. As a neighboring jurisdiction, Marion County along
with cities in the north county area will be affected by proposed industrial growth
in the amendment area due to the existing transportation system that serves this
area of Marion County, Yamhill County and the City of Newberg.

Marion County is very concerned about the potential traffic impacts of the
amendment proposal on the road system in north Marion County. The County’s
comments focus on the findings contained in the amendment report pertaining to
conformance with the statewide statutory and rule requirements regarding
transportation planning.

The proposed UGB expansion for industrial lands on the south end of the City of
Newberg presents a unique transportation situation. The City and its local
transportation system is located in Yamhill County and is part of the Yamihill
County transportation system. However, the City’s location in proximity to the
Yambhill and Marion County boundary will result in future truck traffic from the
proposed industrial expansion area, accessing I-5 via Highway 219 through
north Marion County. Neither the City of Newberg nor Yamhill County have
control over or manage transportation system planning for this transportation
impact.

The City’s findings report (page 74) indicates that the south study area is the
most appropriate place for future industrial development. It is the area with the
fewest potential impacts on the existing transportation system. Development is
not likely to result in increased big truck traffic through downtown due to access
to I-5 via Highway 219 or future use of the 99W bypass route. The area has
good existing access to I-5 via Highway 219. Finally, the location adjacent to
existing industrial zoned and developed properties with traffic in the area already

555 Court Street NE o P.O. Box 14500 e Salem, OR 97309 e www.c0.marion.or.us
Printed on recycled paper e Reduce — Reuse — Recycle - Recover
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industrial in nature and with no new conflicts with existing residential traffic. Though these
findings indicate that few impacts would occur to the local (city) transportation system, the
findings acknowledge that the resultant big truck traffic will be directed to those routes
providing access to I-5 and Highway 99W, that is Highway 219 through north Marion County.
The findings report should address the potential for impacts to the regional transportation
system of which Marion County and cities in north Marion County are a major part with
regard to routes providing access to I-5.

Statewide Planning Goal 12-Transportation provides planning guidelines wherein
transportation studies and plans should be revised in coordination with local and regional
plans. The City’s findings report (page 73) acknowledges Marion County participation in the
South Industrial Area Master Plan process and that more study will be done in the future to
determine potential impacts to the local and regional transportation system. The City in its
findings report should also identify Marion County, the cities in north Marion County and its
roads as part of the regional transportation system that will be affected by the additional
traffic generated by potential industrial development in the proposed expansion area. In
addition, the findings should indicate that the transportation study to determine potential
impacts should occur in coordination with affected jurisdictions that include Marion County
and the cities of Donald and St. Paul.

The findings should include conformance with Marion County transportation system plan
goals and policies as part of the transportation planning analysis to support the proposed
plan amendment. The City’s findings report addresses conformance of the amendment
proposal with the transportation planning goals and policies of the City of Newberg and
Yamhill County plans. However, the Marion County transportation system will likewise have
an important role in addressing the traffic needs generated by development in the proposed
expansion area,

In accordance with OAR 660-012-0060(1), it is normally expected that a transportation study
will be performed as part of the UGB expansion proposal. As was noted in the findings
report, this need not be applied under the provisions of OAR 660-024-0020(1)(d), which
states:

“(d) The transportation planning rule requirements under OAR 660-012-0060 need not be applied to a UGB
amendment if the land added to the UGB is zoned as urbanizable land, either by retaining the zoning that was
assigned prior to inclusion in the boundary or by assigning interim zoning that does not allow development that
would generate more vehicle trips than development allowed by the zoning assigned prior to inclusion in the
boundary.”

In this case, the current zoning on the properties proposed for inclusion in the UGB is
Agricultural Forest. The anticipated comprehensive plan designations for this area would be
“Industrial” and “Public/Quasi Public.” The proposed comprehensive plan designation is
clearly intended to allow development that would generate more trips than the current
zoning. At a minimum, Marion County would need assurances that no development will be
allowed to occur in this area without first annexing to the city and obtaining the appropriate
zone change.

555 Court Street NE o P.O. Box 14500 e Salem, OR 97309 e www.co.marion.or.us 2?2
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The County requests that a traffic analysis be conducted for the entire South Industrial
master planned area prior to the initiation of any zone change in the proposed UGB
expansion area. Marion County Public Works requests to be included in the scoping and
review of all traffic analyses for this area. The traffic analysis should include the regional
impacts including impacts to roads in Marion County. Waiting to address the transportation
issues until the time of individual or phases of the industrial area zone change and
annexation will not identify bigger issues, especially as this process can occur in very small
phases that do not, individually, warrant any mitigation requirements.

The County has identified several areas that may not be adequate to handle the additional

traffic from development in the proposed City of Newberg South Industrial expansion area.

The transportation study should include, but not limited to, impacts in the following areas:
e The Fargo/I-5 Interchange area, including the ramp intersections and the Ehlen

Road/Bents Road intersection.

The Woodburn/I-5 interchange area

Highway 219/McKay Road intersection

Ehlen Road/McKay Road/Yergen Road corridor

River Road and French Prairie corridors

Roads in the City of Donald

Roads in the City of St. Paul

Highway 219 (Length limited and has safety issues, several high SPIS locations)

The essential point that Marion County would like to make is that the City of Newberg along
with Yamhill County need to coordinate with Marion County as part of the regional
transportation system providing service to jurisdictions in this planning area. The
coordination needs to involve the study and analysis of transportation system impacts and
mitigation measures.

Thank you for the opportunity to comment on the proposed expansion of the City of
Newberg urban growth boundary. If you have any questions, please contact either Karen
Odenthal at 503-588-5036 or Les Sasaki at 503-588-5038.

Karen Odenthal Les Sasaki
Transportation Planner Principal Planner
Public Works/Transportation Public Works/Planning

cc: Ken Friday, Yamhill County
Steve Oulman, DLCD
Dan Fricke, ODOT
Janet Lane, City of Donald
Lorrie Biggs, City of St. Paul
Marion County Board of Commissioners

555 Court Street NE o P.O. Box 14500 e Salem, OR 97309 e www.co.marion.or.us 3
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Southern Oregon Office * PO Box 2442 ¢ Grants Pass, OR 97528 ¢ (541) 474-1155 * fax (541) 474-9389

1000 |

friends
of Oregon
w Central Oregon Office * 115 NW Oregon Ave #21 * Bend, OR 97701 * (541) 719-8221 * fax (866) 394-3089

Willamette Valley Office * 220 East 11t Avenue, Suite 5 ¢ Eugene, OR 97401 ¢ (541) 653-8703 * fax (503) 575-2416

June 9, 2010

Newberg Urban Area Management Council

City of Newberg Planning Department Yamhill County Planning Department
414 E. First Street 525 NE 4™ Street
Newberg OR 97132 McMinnville OR 97128

Re: Docket PA-01-10 (Newberg Urban Growth Boundary Amendment)
Dear Commissioners and Staff:

Thank you for the opportunity to provide additional comment on the proposed
amendment to add approximately 260 acres to Newberg’s Urban Growth Boundary. Most
of the land is prime agricultural land (Class I and II soils) that is actively farmed. The
land is located southeast of the city along Highway 219 towards the Willamette River
bridge to St. Paul. The land is proposed to be included for industrial uses.

1000 Friends of Oregon and Friends of Yamhill County previously submitted testimony
and in that testimony we outlined several concerns. We have additional follow-up
comments on one of those concerns, the overall forecast of employment that will use
industrial land.

“Other Services”

The “Other Services” sector accounts for the second largest total number of new jobs
allocated to industrial land in the application and the £OA- second only to manufacturing.

Our previous testimony detailed how the number of projected new jobs in the “Other
Services” sector that are allocated to industrial land and to commercial land far exceeds
the total number of projected new jobs for that sector. (Other sectors in which new jobs
are double-counted include “Information, “Transportation, Warehousing & Utilities,”
and “Professional & Business”).'

This is not the only problem with the way the city projects land need for new jobs in the
“Other Services" sector.

First, the “Other Services” sector consists primarily of businesses that do not use
industrial land, i.e. “personal and laundry services” such as hair salons, dog groomers,

" All told, the city double-counts some 366 jobs, equal to 22% of all the new jobs projected to need

industrial space through 2030.

Celebrating Thirty-five Years of Innovation
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dry cleaners, etc. and “membership associations and organizations” such as churches,
advocacy groups, and business associations like the Chamber of Commerce.” A smaller
part of the sector includes some, but not all, of the employment related to “Repair and
Maintenance,” like automotive maintenance and furniture repair.

As the attached information from the Oregon Employment Department shows, most
employment in this sector is in businesses that use small sites and generally prefer a
downtown or other non-industrial location. The application does not explain why the vast
majority of jobs in this sector (93%) are allocated to industrial land.

Second, neither the overall sector nor the businesses within it are among Newberg’s
targeted industries. The application; (a) does not explain why businesses in this sector
require sites with the extremely narrow characteristics identified as “required” for its
targeted industries;’ and (b) does not explain why it is providing new industrial land for
uses that are not among the targeted industries.

As the attached Google maps document, almost all the existing Newberg businesses
within the “Other Services” sector do not use industrial land, with the exception of a few
automotive shops. In fact, many are located in downtown locations or on other small
sites, often in a portion of a small building on a small lot.

There is no justification for the assumption that almost all the new jobs in this sector will
require industrial land, let alone industrial parcels of at least 5 acres in size in an
agglomeration of at least 100 new acres, etc.

We hope these additional comments are helpful. Please include them in the official
record of these proceedings and notify us of any decisions and/or future hearings in this
matter.

Sincerely,

A 1S/

Mia Nelson Ilsa Perse Sid Friedman

1000 Friends of Oregon Friends of Yamhill County 1000 Friends of Oregon
220 East 11", Suite 5

Eugene, OR 97401

? See attachments: OED Industry Employment Forecast, 2008-2018, p. 20; e-mail from Nick Beleiciks,
Senior Economic Analyst, Oregon Employment Department; and Industry Subsector Definitons and Details
from OED website.

? Nor does the application explain why each of its various targeted industries requires sites with the same
identical characteristics. As explained in previous testimony, these artificial screens masquerading as
“requirements” appear to be reverse engineered so that the only suitable site is the large block of prime
farmland that the city wants to develop as the South Industrial Area.


mia
Typewritten Text

mia
Typewritten Text
/S/

mia
Typewritten Text
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Attachments:

1. E-mail from Nick Beleiciks, Senior Economic Analyst, Oregon Employment
Department

2. OED Industry Employment Forecast, 2008-2018, p. 20

3. Industry Subsector Definitions and Details from OED website.

4. Google Map Locations of “Other Services” sector businesses within Newberg
Cc:  DLCD

Oregon Department of Agriculture



From: Sid <Sid@friends.org>
Subject: [Fwd: Re: employment sectors]
Date: June 7, 2010 10:45:43 AM PDT
To: mia Nelson <mia@friends.org>
2 1 Attachment, 39.5 KB

-------- Original Message --------
Subject:Re: employment sectors
Date:Mon, 07 Jun 2010 10:42:54 -0700
From:Nick J BELEICIKS <nick.j.beleiciks @state.or.us>
To:Sid <Sid@friends.org>

CC:Mark M MILLER <mark.m.miller@state.or.us>, Patrick S OCONNOR <patrick.s.oconnor@state.or.us>
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References:<4C094ADE.8020002 @friends.org> <8A8CF693A3BB294DB354A999D49CF81808CBCB72@exchnode01.ad.state.or.us> <4COABF4F.6070705@friends.org>

<4C0CB943.1659.0046.0@gw.emp.state.or.us> <4COD1DA8.90005 @friends.org>

Hi Sid,

You are right on track in understanding what types of businesses make up those two industries (although landscaping services are actually
in Administrative and support services - Services to buildings and dwellings, not Repair and maintenance). But there are additional busi
nesses in those industries, so I attached an Excel file with tables that contain the sub-industries and the number of establishments, emp
loyment levels, and payroll of those detailed industries. There is more information about the industries on our website www.QualityInfo.o

rg. You can click on the links in the Excel file or go there directly using these links.

Repair and maintenance: http://www.qualityinfo.org/olmisj/CEP?action=industry&indtype=N&indcode=501818110000&areacode=01000000

Personal and laundry services: http://www.qualityinfo.org/olmisj/CEP?action=industry&indtype=N&indcode=501818120000&areacode=01000000

Membership associations and organizations: http://www.qualityinfo.org/olmisj/CEP?action=industry&indtype=N&indcode=50J818130000&areacode=

01000000
I hope this helps. Please let me know if you need anything else.

Thanks,
Nick B.

Nick Beleiciks

Senior Economic Analyst
Workforce and Economic Research
Oregon Employment Department
Phone: (503) 947-1267
www.QualityInfo.org

>>> Sid <Sid@friends.org> 6/7/2010 9:26 AM >>>
Thanks!

Mark M MILLER wrote:
Hi, Sid!

I'm going to quickly pass this on to Nick Beleiciks who built the
forecasts. He'll be able to explain what is (and isn't) included.

>>> Sid <Sid@friends.org> 6/5/2010 2:19 PM >>>
Art,

Thanks for passing this on to Mark. Best of luck all your new endeavors.
Sid

AYRE Art * BAM Analyst wrote:

VVVVVVVVVVVVVYVVVVVVVVVVYVYVVVYVYVYVYV

> Hello Sid,

>

> I'm no longer with the Employment Department. I will copy Mark Miller at
> the Employment Department on this reply and ask him to have someone in
> the department's Research section reply to your request.

>

> Best wishes,

> - Art

>

> ----- Original Message-----

> From: Sid [mailto:Sid@friends.org]

> Sent: Friday, June 04, 2010 11:50 AM

> To: art.ayre@state.or.us

> Cc: mia@friends.org >> Mia Nelson

> Subject: employment sectors

>

> Hi Art,

>
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The OED employment forecasts include a sector called "other services."
These aren't broken down for Region 3, but statewide it breaks down into
"repair & maintenance," personal & laundry services", and "membership
associations and organizations, which is the largest category.

I think I understand repair and maintenance, ( jiffy lube and yard
maintenance?) but I'm not sure about the other two. Is personal &
laundry services" barbers, dog groomers, dry cleaners and the like?
What about membership organizations, Is that mostly churches, plus the
Elks and Kiwanis?

Thanks .

Sid Friedman

VVVVVVVVVVVVVVYVYVYV
VVVVVVVVVVVVVYVYVYVYV

Employment ...xIs (39.5 KB)




Ord 2011-2740 - Attachment 8

Industry Employment Forecast, 2008-2018 (Continued)

2008 2018  Change % Change

Information 36,100 37,000 900 2%
Publishing industries, except internet 6,700 6,300 -400 -6%
Newspaper, book, and directory publishers 6,400 5,900 -500 -8%
Software publishers 9,300 10,200 900 10%
Telecommunications 8,100 7,800 -300 -4%
Financial activities 101,300 105,100 3,800 4%
Finance and insurance 60,800 64,400 3,600 6%
Credit intermediation and related activities 28,700 30,500 1,800 6%
Insurance carriers and related activities 26,800 28,500 1,700 6%
Real estate and rental and leasing 40,600 40,700 100 0%
Real estate 33,000 33,000 0 0%
Professional and business services 197,100 224,700 27,600 14%
Professional and technical services 73,300 88,000 14,700 20%
Legal services 12,300 14,200 1,900 15%
Architectural and engineering services 15,100 17,300 2,200 15%
Computer systems design and related services 9,900 12,000 2,100 21%
Management of companies and enterprises 32,000 35,000 3,000 9%
Administrative and waste services 91,800 101,700 9,900 11%
Administrative and support services 86,300 95,900 9,600 11%
Employment services 36,200 39,100 2,900 8%
Business support services 14,600 16,100 1,500 10%
Services to buildings and dwellings 21,000 24,100 3,100 15%
Educational and health services 219,500 269,300 49,800 23%
Educational services 29,700 32,300 2,600 9%
Health care and social assistance 189,800 237,000 47,200 25%
Ambulatory health care services 67,600 86,200 18,600 28%
Hospitals 52,800 64,600 11,800 22%
Nursing and residential care facilities 40,000 50,500 10,500 26%
Social assistance 29,400 35,700 6,300 21%
Leisure and hospitality 173,100 194,600 21,500 12%
Arts, entertainment, and recreation 23,200 26,400 3,200 14%
Amusement, gambling, and recreation 17,400 19,900 2,500 14%
Accommodation and food services 149,900 168,200 18,300 12%
Accommodation 22,100 24,800 2,700 12%
Food services and drinking places 127,800 143,500 15,700 12%
Full-service restaurants 62,800 69,700 6,900 11%
Limited-service eating places 54,300 61,900 7,600 14%

Other services 60,500 65,400 4,900 8%
Repair and maintenance 17,200 19,200 2,000 12%
Personal and laundry services 13,500 14,800 1,300 10%
Membership associations and organizations 29,100 30,600 1,500 5%
Religious organizations 17,100 18,100 1,000 6%
Government 296,000 319,800 23,800 8%
Federal government 29,500 29,000 -500 -2%
State government 77,000 83,100 6,100 8%
State education 28,400 29,300 900 3%
Local government 189,500 207,700 18,200 10%
Indian tribal 8,600 9,800 1,200 14%
Local education 99,100 104,400 5,300 5%

Note: Industry and occupational employment totals are not equal due to rounding.
Farm employment is included in natural resources and mining.
Previous industry projections were limited to nonfarm employment.

20 Oregon Employment Department « Workforce and Economic Research
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Industry Detail

2009 Annual Data
Units Emplymt

B11 Repair and maintenance 2,974 16,335 $575,553,300 837,532
B1111 Sk i nical and alactrical 1,221 5,122 171,210,718 £33,427
B1112 Automofive body, interdor, and olass repair 553 3,564 5137,768,789 538,764
B1119 Cther automotive mepair and maintenance 324 2,455 552,492,885  §$21,382
a1 I i i t ir mal 229 B18 837,814,344 $46,228
B Commercial machinery repair and maintenance 381 2,447 $150,021,453  $61,308
B1141 Home and garden ip. &n ia i 58 4B £11.681,755 533,782
B1142 Reypholstery and fumilyme mapair 65 136 $3.073.495 522589
81143 Footwear and leather gonds repair 10 20 £303.348 519,667
81149 Other household goods repair and maintenance 133 438 $11,096,513  $25,335

Industry Detail
2000 Annual Data

Units Emplymt

B12 Personal and laundry semvices 1,836 12,681 $272842736 521,516
81211 ir, nail, and ski ' as2 4,645 $85564,032  §18421
81219 Othar personal care gervices 177 1,316 $17.272,543 213,125
B1221 Fu fun i 106 753 £23,792 358 £31,597
B1222 Cemeteries and cremalordes 53 284 58,450,444 $32,009
B1231 in lauin I 54 202 53,839,359 518,007
B1232 ieaning and | i 224 1,178 $20,637.829 517,519
B1233 Linen and uniform supply 41 1,715 250 108,510 834 484
B1291 Pal care, except velernanry, sarnvices 212 1,092 519,617,738 517,965
Bi1202 Photofinig hing 28 361 511,612,097 232,166
81293 Parking lots and garages 24 1,022 $19,632,991 $19,210
81299 All other personal services BT 134 §3,316,837 524,753

Industry Detail

2000 Annual Dats

Industry Units Emplymt

813 Membemship associations and organization 4 801 28,330 710,817,979 295 091
B1311 Religicus cfganizations 2,811 16,741 §330,898,976 £19,768

B1321 Grantmaking and giving services 255 1,317 $67.113,147  $50,959
B1331 Social advocacy grganizations 499 2,837 101,324,724 235,715
B1341 i i nization 303 2,887 $42,421,013 §$14,604
B39 Business associations aan 1,331 S684, 250,749 248 273
B1392 Professional organizations 94 463 $20,868.924  $45073
B13093 i imnilar | iz ati 269 1,892 $63,226,719 533 418
Bi3o4 Politic izations F 185 4,864,041 526,292

81399 imit i F 161 677 $15,849,686 §23.412
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MNAICS 811 - Repair and maintenance
Ownership: Private Sector
Oregon Statewide

Industry Definition

Industhiog & [ Fapair and Maedenshis Subsesior melofs machenity, uipimddl, and othar products bo vwirking onder.
Thase establishments also ygecally provide genaenl of rouling mainlenance (1,8., sardscing) on such products to ersuns they
work afficiently and {o prevent breakdown and unnecessary repairs. The NAICS stnacture for this subsecior brings fogether
mast types of repair ond mainienance establishments and categorizes them based on preduction processes (.. on the bype
of respair and mairterance sclivity performed, and the necessary skills, expadine, and processes (sl & found in different
repair And mairtanance ebiabiahmantds ). This MAICS clasefication foes mod debnaabs Balasd Mpair Sarices proviced bo
bissneases varsus ihoen that serve households, Although soma indusines primanly seeve eitbar Busingsses o househoids,
sepaation by class of customer is limited by the fact that masry esiabiisbmonts seng both. Establishments repairing
cormpuiens and consumst eleclronics products ane fevo examples of such overlap. The Repair and Maintenance subsechor
dioies pol irciude & eslabishments (had do repair and mairierance. For axampla, 8 substantial amount of nepast is dors by
salablishmants that alao marulaciune machiredy, aoupmend, and ofber goo0s. Theds sdtablishments & included in the
Manufachuring sector in MAICE, |n addition, mper of ansportation equipmant ts often provided by o based at Earsporation
faciities, such as aporls, seaporis, and these aclivities are included in the Tensporiabon and Wanehousing sector. A
particularty unique sRuation exists wilh nepair of bulidings. Plumibing, electrical installation and repair, painking and
decomiing, and olher consinaclion-relabed eslabiiskvnents ane often irvolved @ perlorming instalistion of olber work on new
congiruction B well &8 providing nepaer senvices on axialng stnactures, While s.0ma specialze in repse, B 18 dificult 1o
cistinguish bobwoen (ha b types and all havs been included in the Construction sector. Excludned from this subsecior am
esinblishmonts primarily engaged in rebuilding or remanufacturing machinery and eguipment. These ane classified in Secior
31-33, Manufaciuning. Also exchoded ans retail establishments thal provide afler-sake services and repair. These an
classfiad in Secior 44-45, Relail Trade

MAICS 812 - Personal and laundry services
Ownership: Private Sector
Oregon Statewide

Industry Definition

Indissiris in the Personal and Laundsy Serdicss subsecior group ostablishmans that proside persoral and laundry sanices
to indrviduals, hoimeholds, and businesses. Sardices peformad include: parsonal cans sanvices, daall care Sanvices;
laundry Ard dryclsaning services; and A wite mnge of ciher pérnonal aervices, such & pol cam (Bacapl veberinary) Serdices,
photofinishing services, lempomny parking serdices, and dating services, The Pemonal and Laundry Seevices subsachor is
by o mnans all-inchmive of the services thal could be termod personal senvices (Lo, those provided fo indiiduals mihor
than bimirssssas]. Themn ane many olbes subsecions, as well as sectom, that provide sondces bo persons. Establishmenis
proricirg legal. accounbng, tax pregaration, architeciural, porlrail photograpty, ard simils proletsional Lercces aw
cipssified in Secter 54, Profassional, Scientéfic, and Technical Sarvices: those providing job placernend, irivel amangemenl.
Fpmen gacurity, intorior @nd godlarior house cleaning, exterminating, lawn and garden canp, and séimilar support serdices an
chassified in Sactor 5, Adminisirative and Suppodt, Wasbe Managemen! and Remediation Senvices; thosa providing haalth
and socinl sarvices ar classifisd in Secior 62, Health Cats and Social Assistance: thoss providing amussmen] and
recraalicn seniced and clagiied in Secior 71, Ars, Enbergrment gnd Recraalion: hoas providing sducationgal indinstlion
am classified in Sector 61, Ecucaticnal Seevices; theas prowiding mpair secvices am claasified in Subsector 811, Repair and
Maintenarco; and thosa peoviding spirbual, chic, and advocacy services are classified in Subsector 813, Religious,
Geantmaking, Civic, Prolessional, and Similar Organizations.

MAICS B13 - Membership associations and organization
Ownership: Private Sector
Oregon Statewide

Industry Definition

Indusiries in the Religiows, Granbmaking, Civic, Prolessional, and Similar Organizations subsacior group establishments that
arganiee and promole rigous activilies. suppor vatous causes through granimaking, sdvocats vanous social ard polilical
cauSEs; Bnd promobs and deland tha inbereis of thasr mamibens. The induainy groups wilkin (ba subsecior Bre defined n
torms of their pciivities, such as esinblishmaents that provide furding for spacific causes o for & varety of charinble chuses;
estabishmenis. thal advocate and aclively promots couses and Belisfs for tho public good; and estsblshmants thal have an
scive mambesbip sticiure (o promots cautes and mepresent the interesis of their membens:. Establahments in this
subascior may publih niviladienm, books, and perodicaln, Tor calAbution (o their mbmEsrarn,
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Sponsored Links
Capitol Toyota in Salem
See videos of Capitol Toyota's

entire inventory. Great pricing.
www.captoyota.com

415 East Sheridan Street, Newberg, OR -

? Chamber of Commerce - more info »
(503) 538-2014

Mc Minnville Chamber-Commerce
more info »

417 Northwest Adams Street, Mcminnville, OR -

(503) 472-6196

Chamber of Commerce - moreinfo »
124 West Lincoln Street, Weoodbum, OR -
(503) B82-8221

Tualatin Chamber of Commerce

18791 Southwest Martinazzi Avenue, Tualatin,

(503) 692-0780

1 rewview

"I've been a member of the Chamber for several years

and have been rewarded ..."

Sherwood Chamber of Commerce

miore info =

1 review
SHERWOO R

Chamsesr ol oo

Wilsonville Chamber of Commerce: Visitor

Center: |v|- more info »

29600 Southwest Park Place, Wilsonville, OR -

(503) 682-3314
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