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April 28, 2026

filed via hand delivery and email to Josh Smith: jsmith(@cityofprineville.com

City of Prineville — City Hall

c¢/o Josh Smith, Planning Director
387 NE 3rd Street

Prineville, Oregon 97754

Re: Legislative Amendments to Chapters 2 & 5 of the Comprehensive Plan and
Economic Opportunities Analysis (EOA)

Dear Mayor Beebe & Prineville City Councilmembers:

Thank you for the opportunity to comment during this public hearing. Central
Oregon LandWatch (“LandWatch”) offers the following comments on the proposed text
amendments to the City’s Comprehensive Plan and adoption of an Economic
Opportunities Analysis (EOA).

1. Process Concerns

The materials shared in the agenda packet do not contain a redlined version of the
proposed amendments to the City’s Comprehensive Plan Chapters 2 & 5, nor the
proposed 2026 EOA. The staff report does little to describe how the Chapters and the
proposed EOA have been updated since last spring, or how they are being updated
overall.

The reason that these plan amendments were previously tabled by the City Council
was at least in part in response to community concerns about process and transparency.
Without a redlined version and a more detailed staff report, interested citizens and
organizations like LandWatch are left to compare and contrast the various versions of the
chapters of the comprehensive plan — a tedious and painstaking exercise.

LandWatch requested, and received a redlined version of the amendments to
Chapters 2 & 5. We have attached them here as Exhibits 1 & 2. Upon review, it is clear
that extensive alterations and deletions are being made to the City’s acknowledged
comprehensive plan. For example, dozens of “Policies” and “Programs” are being deleted
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from Chapter 2. References to specific industrial areas of the City are deleted from
Chapter 5. Chapter 2, Goals 4 (“Establish appropriate land use regulations to support a
sustainable community”) & 5 (“Establish growth management tools and other strategies

to pace land development with the ability to provide the required services within the
community”) have been deleted entirely.

Without further addressing the substance of the changes, LandWatch formally
requests that the redlined version of the proposed Chapters 2 & 5 of the Prineville
Comprehensive Plan and the proposed EOA be shared with the public.

In addition, it would be helpful if the Staff Report described, in writing, what
substantive updates have occurred and why such significant changes to Chapters 2 & 5
were deemed necessary by the City. In general, in instances where the Comprehensive
Plan is being updated or other major land use changes are occurring, LandWatch
recommends that the City consider developing a project-specific webpage where all the
necessary information and materials may be accessed. Moreover, draft findings
demonstrating compliance with the applicable statewide planning goals — including Goals
6,9, and 14 — may be required for this application.’

To be clear, Planning Director Josh Smith has been helpful and available. He has
shared information when requested and made time to discuss these amendments.
LandWatch also commends the City for holding a Community Workshop in June of 2025,
and bringing the matter to the Planning Commission for feedback.

On the whole, however, the City can do more to make this process approachable
for the people of Prineville and Crook County. A lack of engagement with the process is
not evidence of a lack of interest. Discussions around the development future of
Prineville appear to be taking place constantly on social media, in the press, and in other
forums. It is therefore surprising that the present process has garnered such little
attention, and strongly suggests that the City should do more to solicit input and engage
the public on this matter.

2. Continuance

! See for example, Valerio v. Union County, 33 Or LUBA 604 (1997) (“[E]ven where a challenged plan
amendment is legislative, Goal 2 requires a local government to explain why the amendment complies with
applicable Statewide Planning Goals, either in findings or somewhere in the record.”)
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Relatedly, Prineville’s land use code provides that a hearing in front of the City
Council is required for legislative amendments. LDC 151.252.010. Prineville’s code
further provides that a hearing in front of the Planning Commission may be set at the
discretion of the Planning Director. In this case, no public hearing took place in front of
the Planning Commission. Given that a previous iteration of this legislative amendment
drew input and interest from hundreds of Prineville and Crook County residents,
LandWatch requests at least one continuance of the public hearing on April 28.

Given that the most recent information LandWatch has is that further data center
and large manufacturing development is limited by a lack of available electrical power,
there does not appear to be any immediate urgency for this legislative amendment
process. A continuance would allow additional opportunities for community members to
share comments and concerns about these consequential amendments in front of the City
Council.

3. OAR 660-009-0015(5) strongly encourages cities and counties to assess
economic development potential through a visioning or some other public
input based process in conjunction with state agencies.

In formal comments submitted last spring, LandWatch raised concerns about the
process leading up to the drafting of the EOA. Therein, we observed that OAR
660-009-0015(5) strongly encourages cities to assess economic development potential
through a visioning process or some other public input-based process, in conjunction with
state agencies. The Industrial Lands Guidebook recommends formulating an EOA with
vision statements and goals.> The Industrial Lands Guidebook provides that:

The visioning process should involve contact with local businesspeople,
decision-makers, the general public and other stakeholders. This may be
through meetings, workshops, focus groups and household and/or business
surveys. Citizen involvement plans that comply with statewide land use
Goal 1 can provide guidance. Opportunities for public and stakeholder
input increase the likelihood of support and reduce the risk of delay in
implementation.””

2 Or. Dep't of Land Conservation and Dev., Industrial & Other Employment Lands Analysis Guidebook, ii.
(October 1, 2005), https://www.oregon.gov/lcd/Publications/goal9guidebook_2005.pdf [hereinafter
Industrial Lands Guidebook].

‘I at1-2.
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In this instance, Prineville appears to have held one Community Workshop in June
of 2025. LandWatch reviewed the audio from the workshop, and those who attended
expressed concerns about transparency and lack of public participation. Other feedback
from the meeting included opposition to development of a biomass facility on properties
located within the Lamonta Road industrial area, and a feeling that future industrial
development should be directed towards the Grade, above the City. There was support for
development in close proximity to the existing landfill.

Based on available documents, it is not evident that this or any other feedback was
considered by the City. Again, we believe that more can be done to engage the public in
this matter. At a bare minimum, Staff should address the concerns raised during the
Community Workshop. The City of Prineville should also work with its consultants to
solicit more public input, including from Crook County, County residents, and other
stakeholders,* as to how the City will grow in the coming years. Doing so would align
with the OAR, the best guidance provided by DLCD, and policies within the Prineville
Comprehensive Plan.

4. OAR 660-024-0045 provides a region-specific framework for bringing
Large Lot Industrial Land into Prineville’s UGB.

LandWatch urges the City of Prineville to pursue UGB expansion through the
existing Central Oregon Large Lot Industrial Land program.

In 2013, the City of Prineville entered into an intergovernmental agreement (IGA)
where they agreed to participate in the Large Lot Industrial Land program — a Central
Oregon-specific pathway for local governments to designate, annex, and develop large lot
industrial sites based on a shared regional framework. The development of the program,
which can be found at OAR 660-024-0045, was the product of collaboration between

* For example, the City of Bend’s 2025 “Sector Analysis” was developed with input and assistance from the
Economic Development For Central Oregon (EDCO), the Central Oregon Intergovernmental Council, the
Oregon Employment Department (OED), Business Oregon the Bend Chamber of Commerce and
OSU-Cascades. hitps://bend &/ .
City of Klamath Falls 2025 EOA was developed w1th a551stance from a szen “Advisory Commlttee

[ ents/EQA _Ex_KlamathFalls2023 ndf. The City of Ashland’s 2025
EOA notes that the EOA was mformed by “widespread engagement of Ashland’s community including;
interviews, focus groups, public forums with Ashland’s stakeholders and a regional survey which captured
responses from residents and business interests in Ashland. Engagement covered a diverse range of
perspectives including city leadership, developers, landowners, institutional partners, SOU students, and
major employers in Ashland.” https://www.oregon.gov/lcd/UP/Documents/EQA_Ex_Ashland2025.pdf
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Crook, Deschutes, and Jefferson Counties, local cities (including Prineville), Central

Oregon Intergovernmental Council, 1000 Friends of Oregon, Central Oregon Realtors
Association, DLCD, Business Oregon, and other stakeholders. This program was updated

in 2024, with the purpose of replenishing the available Large Lot Industrial Sites within
the region.’

While Crook County and the City of Prineville are not required to pursue UGB
expansion through the provisions of OAR 660-024-0045, the program was developed in
recognition that Central Oregon is an integrated regional market for industrial
recruitment, and a regional process to identify suitable sites would best facilitate
industrial development while safeguarding resource lands. Moreover, the program was
the product of collaboration between various stakeholders invested in the economic
development of Central Oregon. This approach is preferable to the process the City of
Prineville is currently pursuing, which lacks public input and regional consideration.

S. The Draft EOA relies on an overly simplistic calculation in determining the
need for additional 250+ acre large lot industrial sites, and arrives at an
overestimation of needed acreage.

UGB amendments must be based on a demonstrated land need to accommodate
urban population and employment growth that cannot reasonably be accommodated on
land already within the UGB. Goal 14, OAR 660-015-0000(14). One of the primary
findings of the Draft EOA is that the City of Prineville already has sufficient employment
land within its UGB to meet its employment needs over the next twenty years. 2026 EOA
at p. i. Specifically, the City has over 1,200 acres of unconstrained and buildable
industrial land already within the UGB. Id. Prineville has a surplus of almost 50 small
industrial sites (<25 acres). EOA at p. ii. Prineville has enough employment land to
accommodate all forecasted industrial and commercial growth. EOA at p. v.

Nevertheless, the Draft EOA adopts a targeted industry approach in concluding
that Prineville will need to annex over 750 additional acres of land to the UGB within the
next twenty years. In supporting that conclusion, the Draft EOA estimates that 526
additional jobs will be required on large (50+ acres) industrial sites between 2026-2046.
EOA at p. 30. According to the proposed EOA, large industrial sites in Prineville average

$ LandWatch asked COIC and DLCD about the status of this program but have not heard back at this time.
Available resources are unclear as to whether large lots provided for within the program have been
replenished.
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251.7 acres in size, and host an average of 61.6 employees.® EOA at p. 29. Dividing 526

jobs by 61.6 employees, we are left with the conclusion that Prineville will need 8.53
additional large industrial sites greater than 50 acres in size.Z

In the Draft EOA, however, this calculation is rounded up to “9” required.
Recognizing that Prineville already has six “vacant” industrially zoned properties at sizes
larger than 50 acres within the existing UGB, the Draft EOA concludes that 3 large
industrial sites at 251.7 acres each will be required to accommodate Prineville’s need for
employment on large industrial sites.

This is an overestimation of needed large lot industrial land within the Prineville
UGB. We note that evidence relied upon by EcoONW provides that both Data Centers and
Heavy Industrial Manufacturing sites generally require far less than 250 acres to operate.
Business Oregon’s Industrial Competitiveness Matrix provides that Data Centers require
10 to 25+ acres. Heavy Industrial/Manufacturing requires 10 to 100+ acres. EOA at p. 36,
Figure 16. Prineville’s proposed EOA claims that future data center development will
require 10 times what the Oregon’s Industrial Competitiveness Matrix claims that they
require.

To improperly narrow the site need to properties of 250+ acres in size conflicts
with OAR 660-009-0015(2), which requires that the EOA “identify the number of sites
by type reasonably expected to be needed to accommodate the expected [20-year]

employment growth based on the site characteristics typical of expected uses.” (emphasis
added).

A conclusion that Prineville will need three 250+ acre sites is not reasonable, nor
is it based on the site characteristics typical of the expected uses. This conclusion is
unsupported by an adequate factual base, contrary to Goal 2 of the statewide land use
planning program.

More to the point, the EOA projects a relatively modest industrial employment
growth over the 20-year planning period. At the same time, the EOA identifies a need for
very large industrial sites. The analysis places significant weight on the assumptions that:

¢ Interestingly, Employment Sites between 10-25 acres average 56.3 employees, only slightly less than sites
that average 251.7 acres in size. EOA at p. 29.
7526/61.6 =8.53



e

L AN Dw AT CH www.colw.org
Past development patterns, especially for data centers, will continue;
Recent inquiries for large industrial sites are serious expressions of
long-term employment land need;®

e Projected data center and other large lot industrial sector growth reflects the
desired economic diversification and job and wage growth needs of the
community; and

e The city will be able to provide the necessary power, water, and other
infrastructure to host additional industrial users.

On the whole,LandWatch questions whether these assumptions, on their own,
constitute substantial evidence. Additionally, LandWatch believes that the EOA’s
projections are an overestimation of needed employment land on large industrial sites. If
sites smaller than 250 acres in size were considered in the analysis, the range of suitable
alternative sites grows substantially. We encourage the City of Prineville to reconsider the
draft EOA’s conclusions and remedy this overestimation.

6. Conclusion

LandWatch is supportive of the City of Prineville meeting its obligations under
Goal 9 to provide adequate employment land. With additional clarification and
refinement—particularly regarding the assumptions underlying large industrial site
demand—the EOA can provide a more balanced and representative foundation for future
land use decisions. In addition, a more robust public process surrounding the
Comprehensive Plan Amendments and EOA’s targeted industries approach would ensure
that these documents are a reflection of how this community desires to develop.

Thank you for your attention to these comments. Please alert us to any decisions
or further opportunities to comment on this application.

8 We further note that, according to the EOA, of the 43 tech and manufacturing companies that approached
the City in between Q2 2024 and Q3 2025, only “a few businesses™ were looking for sites of 250 acres or
larger. EOA at p. 42.
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Regards,

Robin Hayakawa
Associate Staft Attorney
Central Oregon LandWatch
2843 NW Lolo Dr. Ste 200
Bend, Oregon 97703

robin@colw.org
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Prineville’s Comprehensive Plan
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Chapter 2 Urban Land Uses and Zoning
Designations

Purpose and Intent

The Prineville urban area contains land use descriptions and zoning for residential, commercial,
and industrial areas. This chapter examines the different zone and land use designations and
implementation strategies. The primary designations implement the strategies that regulate the
use of land and its ability to support the community’s long-term development objectives. The goals

Comnrehenswe nlan map and Zoning map dlscovere d

C omnrphenqwe Plan_on the 2006 Zoning Map. Several discrepancies still exist and will need to be °

carrected over time for consistency and compatibilitv as development patters evolve. .

Goals and Policies,

The anhcxpated growth of the community will create a vanety of pressures upon Jocal ¢
environment, and infrastructure of Prineville. A variety of land uses and commensurate
development regulations will help keep community values intact.

The intent of this chapter focuses on specific land use practices that provide the guidance necessary
for accommodating growth while continuing to preserve, maintain, and enhance Prineville’s
community values.

Definitions
Marijuana Grow Site (MG) - means a location that grows and/or processes marijuana that exceeds
the amounts allowed by State law for an individual or household.

Marijuana Facility (MF) - means a location where Marijuana is grown, processed, sold or dispensed
or any combination of these activities which is registered by the State of Oregon.

Goal # 1: Create land use zones and land use regulations that
enhance Prineville without sacrificing community values
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3. Residential zones should include compal'ibility standards to facilitate transitions between =« .

community residents.

4. Residential zones should provide for a broad range of densities and housing choices, =

including clustering of buildings and variable lot sizes. |

5. Residential zones should include outright permitted and conditional uses adequate to =«

develop “complete” né‘lghburhuods and suitable ]wlng environments.

6. New residenh‘a.] developments shall analyze the impact of the new develupment upon

examined for feasibility and effectiveness in remedymg the impacts. No new developmeﬁ'l- ‘

shall be permitted which creates the need for subsidy by community members, in other
words, “new development shall pay its’ own way.”

into new projects as a way to protect the natural beaury of Prineville.

7. New residential developments shall incorporate where practical, existing natural features

8. Residential zones shall promote walkability and connectivity to adjacent neighborhoods, =

open spaces, parks, and commercial nodes.

9. Residential zones shall incorporate affordable housing concepts.

1. Commercial zones shall be placed jo provide a wide range of services and goods fo citizens < |

\:

in a convenient manner and without creating unnecessary subsidies,

2. Commercial areas, nodes, and zones should be located throughout the community to
provide convenient shopping, employment, and services to citizens in an efficient manner.

2. Commercial zones must include outright permitted and conditional uses adequate to fully
support the needs of the Prineville community.

4. Commercial zones should be preserved for commercial use or a mix of commercial and  «!

residential yses, particularly along arterial and major collector streets. Residential only

developments should only be approved as a condilional use in unique circumstances.

5. Commercial zorie regulations should be flexible and include incentives to attract busmesses*
to create a self-supporting community and competitive business environment.

\
i
-+ 1

6. Commercial zones should provide adequate opportunities to locate and operate businesses .

50 Prineville can be as self-sufficient as possible without requiring citizens to make
excessive vehicle trips to other communities.
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enhanced to provide a draw for all citizens and visitors alike. Convenient and plentiful priority for improved infrastructure and other government
Az N d capital improvement programs.
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Urban Growth Boundarv Policies

1. The UGB should mclude all of the land needed for residential, commercial and industrial,

2. UGB should be expanded to include areas for jidentified needs and as appropriate to take

advantage of opportunities as thev present themselves.
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accommodate growth without excessive public subsidy.
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community facilities will provide the most efficient use of land and encourage the use of
alternate modes for transportation.

4. Higher density residential areas should be located wi
jobs, schools. open space, recreation, and transit services, w

low-density residential character of existing neighborhpods.

5. _The Citv should regulate growth bv encouraging compact development at the core of the

citv through incentives for infill and redevelopment proiects,
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6. _The Citv should encourage development of vacant or under-utilized land to limit pressure * *

on expanding City limits.
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10. When expanding the UGB or annexing. the City shall ensure annexation into other

appropriate taxing districts. such as Parks and Recreation District.
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found in the City of Pringville Land Use Code Chapter 153. 153A and 153B. Approval of
the Marijuana QOverlavs found in the Citv of Prineville Land Use Code shall be required to:

a. be consistenl with the Comprehensive Plan:

b. _be suitable for the MF and MG in accordance with the Prineville Land Use Code:
¢. _be considerate of the public health. safetv. and welfare;

d. be licensed bv the State of Oregon.
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The City shall:

Create a priority system for the planning and funding of
local infrastructure improvements. Prioritize capital
expenditures by a) mandated by legislative authority of
State or City, b) maintaining the City's commitment to
public health, safety, and welfare, ¢) maintaining the
viability of existing facilities and services, d) increasing the
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Prineville’s Comprehensive Plan
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satisfv the urban development needs of Prineville for the planning horizon.

Goal #2: Promote Economic Development.
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Purpose and Intent

Goal 9 of Oregon's Statewide Planning Goals and Guidelines pertains to economic development.
This goal calls for diversification and improvement of the economy. It requires communities to
inventory commercial and industrial lands, project future needs for such lands, and plan and zone
enough land to meet those needs. Thus, the City of Prineville is required, by law, to provide at
conformarice with Goal 9. the City has conducted an Economic opportunities Analysis (EOA) with
a Buildable Lands Inventorv. The complete analvsis prepared by ECOnorthwest in conjuction with
3! Consulting in fanuary of 2025 and is titled “Citv of Prineville Economic opportunities Analysis”.
This analysis is adopted bv reference and considered a part of this chanter. The following is the
“Executive Summary” of the EOA.

2025 Economic Opportunities Analysis Executive Summary

............................... I e e s o SR ||

Existing Economic Conditions—

|
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/| industrial activity requires sufficient and suitable land

.

(Deteted: )

Deleted: The goal also requires that comprehensive plans
shall “include an analusis of the commuuity's economic patterns
potentialities. strengths, and deficiencies as they relate to state and
national trends”

Deleted: There is no dispute that successful commercial and

inventories. Careful attention to the necessary space
requirements and locational considerations of potential
commercial and industrial uses is necessary to promote,
maintain, and encourage a variety of local economic activities
on lands that are competitively priced. It is generally
understood that when the supply of economic lands are
constrained, land prices unnecessarily increase and this could
reduce Prineville’s chances at attracting business.
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i Deleted: National, State, and Local Trends'

| The community will need to monitor and consider the
importance of local and national trends and related

econamic activities as part of local growth management. For
example, the 2000 Census, Economic Development for Central
Oregan (EDCO) and other local experts have provided 75y
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Goal #1: Land Suppig.

1. Undate buildable Jand mvenmrmq and analvsis of needed ¢commercial and industrial land

as needed for the 20-vear planning horizon. Amendments may be needed in response to

rapid growth. redevelopment. zone changes. mixed use development or planned unit
developments. When new lands are needed the Citv should work with partners to
authome expansion of the UGB to ma'm tain invenmrit“i g

larqer to attract target mduqtnes and new manufacturing businesses. Avallable land

should be replenished on a periodic basis to maintain supplv.

3. The City should continue to coordinate with the Central Oregon Intergovernmental

Council (COIC) on the Regional Large Lot Industrial Site Program. The City suoports a
multi-jurisdictional cooperative effort to pursue a regional approach to establish a short- 4

term supbly of sites particularly designed to address out-of-region industries that mav

locate in Central Oregon. The City recognizes the importance of maintaining a large-lot

industrial land supplv that is readilv developable in Central Oregon.

4. The City should consider amendments to the Comprehensive Plan and Map. when
expanding the UGB to add emplovment lands with specific locational reguirements.
Amendments should be evaluated in relation to all applicable policies of the

omprehensive Plan.

5. State, local, and nationwide trends are not adequate to properly estimate needed industrial
and commercial lands. Other local information and economic development vpportunities

mainlain Facility Plans (Master Plans) to adeauatelv serve the transportation. water and
wastewater needs of industrial and commercial areas. |

7. Housing affordability is kev to attracting commercial and industrial businesses.

Reasonable regulations supporting clevelnnment of hnumng affordable to peoble ho lize

and work in Prineville should be explored and implemented if deemed beneficial to the ‘
commupity. ,

Goal # 2: Promote Economic Development.

Support dwersmcahon of Pru_!e‘_nlle s economic base, while mamtammg

community identity and supoorting a high quality of life. .
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supplies, and economic development strategies for meeting
the requirements of the community are essential. It is
necessary to provide adequate buildable industrial and
commercial land for at least 20 years.
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the Comprehensive Plan.

The City shall:%

Regularly monitor and analyze commercial and industrial
land inventories. When new lands are needed, the City
Council shall authorize expansion of the UGB or other
methods to ensure that at least a 20-year inventory of land for
each category is available within the urban area.

Update and manage ail public facilities planning to meet
community and economic development goals while
| encouraging additional public and private investment 1m
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Economic Policies
A\
expansion of existing businesses. growth and creation of entreprengurial business. and
attraction of new businesses.
. .

3. _The City should focus on providing its citizens with amenjties that provide a high quality
of life while also ensuring the Citv maintain its identitv and small-town atmosphere. |

4. Provide adequate infrastructure efficientlv and fairlv to subport business and emplovment

growth, kY

5. The City’s fees and system development gharges (SDCs) must be carefully monitored and
evaluated to ensure that development pays its own way while not creating obstacles to
desired development.

6. The City should focus on adopti men Down
Plan will help to ensure the long-term success of the urban core area. This plan should

include a long-term strategv for enhancing development opportunities in the urban core
and creating a destination and sense of place for citizens and visitor alike.

7.__The Citv should modifv development codes when necessary to navigate a changing
economic environment or to address economic development obiectives.

8. The Citv should encourage the development v businesses that utilize the Prineville Rail i

line.
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and new businesses is a key factor in strategic planning.

atmosphere is essential to addressing citizen concerns
about growth and economic development.
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Deleted: <#>The State of Oregon transportation system
(ODOT) has a significant effect upon the local community.
Local groups and City decisions makers will need to
establish good working relationships with ODOT to ensure
coordination and quality development.

The City shall:

Organize and staff an economic development committee
whose purpose is to monitor and recommend needed changes
to the City economic opportunities analysis and develop an
“Economic Development Strategic Plan.” The committee shall
include three members of the City Council, 2 members of the
Planning Commission, and two ad hoc members of the
community experienced in economic development and any
staff members deemed appropriate by the City Manager.

Continue to refine which commercial and industrial activities
are lacking in the community. The City shall identify needed
commercial and industrial areas on an overlay map. The
overlay map is a general framework plan that represents
where certain areas of the community could benefit from
additional commercial or industrial designations.

Develop strategies to capture the opportunities of a
technology and knowledge-based economy

Modify the land use development codes to better address

| economic devel_opment_ob)ectxves and encourage apfr@
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