The Details - Summary of Analysis Findings

Economic Opportunities Analysis: The amount of land needed to meet industrial development
demand was projected to 2030* for the eight participating cities using State employment projections,
an analysis of key sectors, and a local vantage point. These projections provided estimates that -

¢ Industrial employment in project cities will increase by about 4,932 jobs during 2006-2030.

¢ About 431 acres of currently vacant industrially-zoned land will be developed by 2030 (this is in
addition to on-site expansion at existing industrial facilities) in these cities.

¢ An inventory of about 1,487 acres of vacant industrial land is needed to allow for development
patterns (right-of-way, density, other uses) and to allow for market choice.

¢ This preferred inventory would require at least 84 industrial sites in ranges of:

Under 10 acres 63 sites needed Totaling about 207 acres
10-19 acres 8 sites needed Totaling about 120 acres
20-49 acres 6 sites needed Totaling about 210 acres
50-99 acres 2 sites needed Totaling about 150 acres
100 acres or more 4 sites needed Totaling about 600 acres (+Lowes)

¢ About 3,560 acres are currently vacant and zoned industrial in the eight project cities.
* EOA methodology follows State guidelines & may be used to update Comprehensive Plans to 2030.

Mitigation Requirements: Because this project focused on addressing the wetlands issue on shovel
ready-eligible sites, the remainder of the project worked on how to meet projected demand only for
sites of 10 acres or more. 20 “key sites” that seemed best positioned for development in their
respective size ranges were analyzed by DSL. It was assumed that the full industrial lands inventory
will exhibit wetlands characteristics similar to these key sites. Findings for the key sites were that -

¢ 99 to 308 acres of wetlands will need to be mitigated for to meet future industrial demand,
depending on which sites are actually selected for development.

¢ All sites are in the Upper Willamette basin. About 97% of the identified /potential wetlands on the
key sites are in the same classification of Palustrine Emergent Flats (PEF).

¢ A Willamette Valley wet prairie ecosystem would be suitable for mitigation of these wetlands.

Options: Analysis included credit purchase costs, bank development and long-term operation cost,
organizational needs, value-added options, and ability to provide certainty. Findings were that -

¢ A regional group could purchase credits at a preferential rate or establish its own bank.
¢ Credits in all existing and planned banks for the basin are currently already sold or spoken for.

¢ Recent credit purchases average much higher ($84,500 statewide, $93,654 Upper Willamette)
than estimated bank development and long-term fund for operating costs ($31,043).

¢+ A bank created/operated for public entities could incorporate additional benefits and outcomes
(recreation, habitat, filtering storm water, temperature reduction, etc.)

For Further Details

Regional Industrial Wetlands / Wetlands Mitigation Project report and accompanying Regional
Industrial Wetlands Impact Analysis are posted at: www.ocwcog.org/sectionindex.asp?sectionid=106
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Executive Summary

Regional Industrial Wetlands/
Wetlands Mitigation Project

The Issues

Almost all vacant industrially zoned land in the mid-Willamette
Valley has some area that is known or suspected wetland!.
Development that may impact wetlands must be approved by
the Oregon Department of State Lands (DSL) and, in most
cases, the U.S. Army Corps of Engineers (US ACE).

Recognizing that the economic growth of a region directly
relates to its ability to easily site industry, Oregon Cascades
West Council of Governments (CWCOG) and eight cities in Linn
and Benton Counties have been working with the State to
develop a balanced approach to protecting wetlands resources
while providing an adequate inventory of ready-to-go industrial
land.

The first phase of this collaborative effort found that the major
wetlands-related impediments to siting industry are the
uncertainty and the time required to work through wetlands
review, analysis, and approval processes. Hurdles include -

¢ A development plan must be on the table before regulatory
review can begin.

¢ Review can take up to a year.

¢ Developers are responsible for mediating any differences
between State and Federal permits.

If a wetlands area can not be avoided, the impacted area has to
be mitigated? for. Creation of larger mitigation areas is generally
preferred to on-site or individual approaches to mitigation as it-

¢ Allows for sharing of maintenance costs,
¢ Eases monitoring obligations, and

¢ Increases ability to enhance wetlands functions and values.

Industrial land demand to the year 2030 was projected for the
eight partner cities. This regional Economic Opportunities
Analysis (EOA) identified that 100 to 300 acres of wetlands
mitigation area will be required to meet demand for new
industrial sites of 10 or more acres. Additional mitigation area
would be required to meet industrial demand for sites of under
10 acres (75% of industrial locations are projected to be on sites
of under 10 acres). EOA findings are summarized on the back.


http://www.ocwcog.org/sectionindex.asp?sectionid=106
http://www.ocwcog.org/

The Partners

This fAiRegional I nd
Wetlands / Wetlands Mitigation
Projectodo has been
collaborative effort

coordinated by -

Oregon Cascades West
Council of Governments

In cooperation with the -
City of Adair Village
City of Albany
City of Corvallis
City of Halsey
City of Harrisburg
City of Lebanon
City of Millersburg
City of Tangent
State of Oregon
Funding provided by -

Oregon Department of Land
Conservation & Development

BL3 Regional Investment
Board - Oregon Lottery Funds

Pacific Power
OCWCOG Member Dues

Oregon Department of
State Lands

Our Opportunity 0 The Regional Mitigation of Prime Industrial Wetlands

The Proposed Solution

A regional approach to off-site mitigation of industrial

wetlands appears possible -

¢ All partner cities are in the same river basin - Upper
Willamette.

¢ Almost all wetlands are expected to fall within the
same wetlands classification - PEM Flats.

A regional approach is expected to provide advantages
of improved efficiency and increased effectiveness. The
two most promising approaches appear to be joint
negation of a purchase of wetlands credits® or joint
development of a wetlands mitigation bank®*.

Purchasing wetlands mitigation credits is not currently

considered to be a viable approach -

¢ Recent credit purchases are three times higher than
the cost to develop and provide for long-term
operation of a mitigation bank.

¢ Existing and planned Upper Willamette basin credits
are almost all already purchased / spoken for.

Development of a regional wetlands mitigation bank by
a regional consortium of governments appears to be a
feasible and effective approach. In addition to the cost
efficiency noted above, a public approach also allows
other benefits to be incorporated alongside wetlands.

South Albany Industrial Area (PepsiCo)
247 acres — 125.5 acres delineated wetlands

The Next Steps

There are two separate, but related, tracks that require
further work. CWCOG will continue to work with
partners to address these next steps into 2010.

Track 1: Streamlined Permitting

¢ Seek acceptance of a regional approach for a
streamlined permitting process from U.S. Army Corps
of Engineers and Oregon Department of State Lands.

¢ Identify which industrial sites to move into a regional
permitting effort.

¢ Obtain funding for permit work.

¢ Conduct on-site analysis of selected sites, prepare
regional alternatives analysis, and complete permit
processes.

Track 2: Regional Wetlands Mitigation Bank

Share information with partners and gather feedback

on how we might most effectively use a consortium

approach to establish a wetlands mitigation bank,

including -

¢ Frame a business plan, including implementation
strategy and long-term operation and maintenance
program, for establishment of a mitigation bank.

¢ Establish consortium for mitigation bank operation.

¢ Secure funding for bank development.

¢ Identify, acquire, and design mitigation bank site(s).

¢ Obtain “mitigation bank instrument” (regulatory
approval).

¢ Conduct mitigation bank site work to establish bank.

Lebanon Rodeo Industrial Site
120.1 acres — 73.1 acres delineated wetlands

Essential Terms

! Wetlands: Areas inundated or
saturated by surface or ground
water sufficient to support
hydrophyte plants. Not all wetlands
are always wet - they may be
seasonal or have been altered by
farming, tiling, etc.

2 Mitigation: Reducing adverse
effects of a project by (in prioritized
order):
= Avoiding impact
Minimizing impact
Compensation i restore, create,
or enhance the wetlands area
and functions lost

3 Wetlands Mitigation Credit:
This is the unit of exchange used in
compensatory mitigation. It
represents attainment of wetlands
functions, usually on an acreage
basis in the range of 1:1 to 1:3.

4 Mitigation Bank: Wetlands
constructed to compensate for
future wetlands impacts. Wetlands
mitigation banks generate wetlands
credits for sale. A bank must be in
same river basin and be the same
wetlands type as the wetlands that
are being mitigated for. Banks must
be maintained in perpetuity.

For Further Information
on Wetlands

The Oregon Department of State
Lands posts several fact sheets on
wetlands-related issues at:
www.oregonstatelands.us/DSL/
Wetland/wetlandfacts.shtml



http://www.oregonstatelands.us/DSL/

