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Purpose: 

This issue paper is intended to evaluate the city's current commercial and 
industrial development levels and patterns, identify issues, and develop a 
direction for future commercial and industrial development over the next twenty­
year planning cycle. As part of the urban growth boundary task of periodic 
review, the city must project its future land use needs and demonstrate how it 
will accommodate them in a manner which provides an overall benefit to the 
Florence community. 

Staff's analysis is in part governed by the industrial and commercial 
development provisions of Oregon Administrative Rules, Chapter 660, Division 
9 (see these in Appendix A). In addition, staff must address Statewide Planning 
Goal 9, Economic Development (also in Appendix A). For the purpose of this 
report, urban growth boundary (UGB) means the outward limits of both urban 
and urbanizable lands. Lands outside the urban growth boundary are 
considered rural lands. Urbanizable lands are those lands outside of city limits. 
Urban lands are those inside city limits. Urban service area refers to land 
within the urban growth boundary, both inside and outside of city limits. 
Commercial/and uses are those which cater to the general public from a retail , 
office, or service nature. Industrial/and uses are those whose primary function 
is to manufacture, process, or assemble a particular product to be sold on a 
wholesale basis. While these uses may contain offices, or may also include 
retail sales, these functions are secondary to the primary function. 

This paper is intended for use by the Florence planning commission, citizen's 
advisory committee (CAC), and general public to develop part of the urban 
growth boundary plan component. As such, it is a working draft and not 
necessarily the final staff recommendation on commercial and industrial land 
uses. For clarity, it is divided into two parts: commercial land uses, and 
industrial land uses. Each part will look at the assumptions behind the 1988 
plan related to these two uses, list the use-specific goals, objectives, and 
policies of the 1988 plan, review the implementing city ordinances, present an 
inventory of existing commercial and industrial uses by zoning district, and 
identify staff issues, and to the extent we are aware of, community issues. Staff 
will then present alternative land use scenarios for consideration . Staff is 
hoping for the community to identify any other issues to be addressed as part of 
this plan update. 

Issue Paper #1 - Commercial/Industrial Land Uses 
7/25/97 

1 



PART 1. COMMERCIAL LAND USES 

Current Situation: 

1988 Comprehensive Plan : The current plan is divided into two parts: Part I -
goals, policies, objectives, recommendations, and the plan diagrams; Part II -
technical report and findings. Part II will be reviewed first as its findings were 
most likely used to formulate the goals, policies and recommendations of Part I. 

A. Review of Part II, Technical Report: A discussion of commercial land 
uses in the technical report is found on pages 24 and 25. Three key 
assumptions were presented from which to base the 1988 plan 
recommendations: 

1) commercial land use needs were seen as a function of population growth 
and tourism; 

2) to promote commercial development of the downtown, the downtown 
area was protected against residential encroachment (through zoning) ; 

3) to compromise between businesses who wanted Highway 101 frontage 
and the city's desire to avoid objectionable strip development, highway 
(commercial) development would be required to follow more 
stringent design/development standards. 

On page 33, a table presents land uses within the urban growth boundary as of 
1980 documented acreage. The commercial land use inventory was presented 
as: 

Acreage 1980 
City USB* Total 

Commercial 139.6 27 166.6 

(* USB= urban service boundary?) 

According to this table, commercial uses at the time accounted for 
approximately 6% of the total land area within city limits, and approximately 3% 
of the total land area within the urban growth boundary. Carrying this 
information forward , the future need for commercial land was estimated. 

On page 35, the following formulas were presented: 

166 acres divided by 6,170 persons (1985 estimated populat ion) 
equals .027 acres per person 
0.27 (typo, should be .027) acres per person times 12,515 (est. 
permanent resident population*) equals 338 gross acres. 
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(* est. permanent resident population = projected total population at the end of 
the planning period) 

According to this report, roughly 159 acres of commercially zoned land existed . 
within the city ·at that time. Of that amount, 80.6 acres was committed to 
commercial uses, and another 25.4 acres was in residential use. It was 
assumed that some of these residential uses would ultimately convert to 
commercial uses. Publicly owned property (school district use) consumed 
another 24 acres, although it was anticipated that some of that land would be 
available in the future as new schools were constructed . Based on the 159 
acres, that left 9 acres undeveloped. 

As a result, staff presented the following commercial land use recommendation 
on page 36. 

Land Use Existing Acres Proj. Need Total Acres 
Commercial 141 201 342* 

(*-staff is unaware why the 139.6 number and the 338 number of page 35 
increased here to 141 , and 342, respectively) 

It appears as though the projected need was "backed into" statistically, as there 
is no detailed explanation of how the projected need was arrived at otherwise. 
Furthermore, this need did not factor this report's stated expectations that some 
lands currently zoned commercial yet in residential and institutional use would 
become available for commercial uses in the future. 

B. Review of Part 1. Goals. Objectives. Policies. Recommendations: Along 
with the land needs projections, the 1988 comprehensive plan presented 

·guidance to the community regarding how that development would occur. Staff 
has extracted the following text from Part I relevant to commercial land uses. 

Page 18. Land Use - Commercial 

Objectives: 

1. To provide for adequate expansion and growth of commercial 
development which meets local, regional, and travel/recreational needs. 

2. To encourage commercial development which enhances the positive 
aspects of the community. 

Recommendations: 

1. It is recognized that additional commercial land and development will be 
needed as growth is experienced. 
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2. Commercial areas should be planned in relation to the capacity of 
existing and future transportation systems and public facilities. 

3. The quality of commercial areas within the City should be assured by the 
enforcement of City zoning, design review, parking and sign ordinances, 
and the enforcement of building, fire, plumbing and electrical codes. 

4. Commercial facilities along highways and arterials should be designed 
to avoid congestion, where feasible, while still providing for needed 
commercial growth. 

5. Declining commercial buildings should be either upgraded or eliminated 
through: (a) enforcement of the appropriate codes, or (b) condemnation 
of substandard buildings. 

6. Local improvement districts for streets, sidewalks, curbs and gutters, 
parking, and other public improvements should be encouraged in 
commercial areas for the purpose of rejuvenating commercial 
neighborhoods. 

7. Minimum design standards should be applied to new business 
structures. 

8. Controls of outdoor advertising should be enforced. 

9. Planting of trees along streets should be encouraged in the commercial 
area. 

PageS. Economic Development 

Goal: To diversify and improve the economy of Florence, recognizing that our 
coastal economy needs special attention: 

Objectives: (relevant) 

1. To consider the economic impact of all/and uses actions. 

2. To increase year-round employment opportunities and reduce 
unemployment, reduce out-migration of youth and accommodate the 
growth of the local labor force. 

3. To encourage economic development and employment opportunities by 
providing a sufficient amount of commercial, industrial and marine zoned 
land and by making available adequate public services and facilities to 
serve the economic needs of the community. 
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4. To e_ncourage commercial activity and nonpolluting industrial 
development which are compatible with the marine orientation, natural 
resources and residential character of the area. 

5. To protect those areas suitable for commercial and industrial 
development from encroachment of incompatible land uses. 

6. To encourage the clustering of commercial uses, intended to meet the 
business needs of area residents and highway travelers, in designated 
areas to prevent the undesirable effects of linear commercial 
development. 

7. To plan for adequate public services and facilities to support economic 
growth and encourage those uses which will have a minimal impact on 
existing municipal services. 

B. To encourage the restoration and rehabilitation of historic properties that 
could have potential tor commercial, residential, or light industrial use. 

Recommendations: (Relevant) 

9. The development of the Florence area's resort atmosphere and 
recreational opportunities that would attract long-staying visitors year 
round should be encouraged. The City recognizes the importance of a 
community center and should seek ways to provide a suitable building. 

10. The City should plan for economic growth with emphasis on the fishing 
industry, tourism, light industrial development, recreational and 
residential development. Areas within the Florence area for vacation 
home sites, recreational vehicle parks, resort facilities and convention 
center should be provided. 

12. Commercial and industrial activities which are water-dependent should 
be encouraged within the marine zoned districts, subject to the 
requirements of any applicable shorelands management unit. The City, 
County, and Port of Siuslaw should cooperate to determine the best uses 
of the Siuslaw River shorelands. 

Page 17. Land Use- Residential: 

Recommendations: (Relevant) 

4. Neighborhood commercial development may be allowed tor residential 
areas where a need exists and if properly situated. 
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Pages 25 and 26. Florence Urban Service Area 

-
Goal: To provide for an orderly and efficient transition from rural to urban land 
use and to provide the necessary facilities and services to meet the housing, 
employment, livability and other needs to accommodate the long range 
population growth of the community. 

Policies: (Relevant) 

A. Land Use Patterns: 

2. Most commercial and industrial development should occur in designated 
areas served by public facilities and where their use would have the least 
impact on surrounding uses and the physical environment. Intensive 
commercial and industrial complexes should occur only if public water 
and sewers are available to the site. 

3. Setbacks and clustering of commercial development along Highway 101 
are encouraged in order to avoid increased congestion, safety hazards, 
the cluttered appearance of linear development and the destruction of 
vegetation along the highway caused by many entrances. 

Recommendations: (Relevant) 

7. Only limited commercial development within the Urban Service Area 
should be allowed prior to availability of sewerage service. 

Please note that there are many other goals, policies, objectives and 
recommendations under headings such as quality of life, public facilit ies, 
services and transportation, and physical environment which are arguably 
relevant to all land use considerations. Staff prefers not to list them all here but 
recommends that they be reviewed and applied as we go through this analysis. 

C. Review of Part 1, The Plan Diagrams: In addition to the text, there is a 
plan diagram, or map, which provides recommended locations for the various 
land uses. (See Appendix B) The following relevant plan passages help to 
explain the mapping recommendations. 

I. Land Use Plan 

Page 51 

The Land Use Plan designates primary land uses for all lands within the city 
limits of Florence and the unincorporated area within the Florence Urban 
Growth Boundary. These primary designations, defined below, provide a guide 
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for land use decisions in general, and in particular, for the adoption of zoning 
districts. 

Page 53 Commercial: 

The commercial area of Florence has developed primarily south of 21st Street 
on either side of Highway 101. This Plan encourages the further development 
of a downtown commercial area in this location. In-filling on the side streets and 
improvement of the streets themselves will reduce the orientation to the 
highway. 

Future development in the north area of Florence is expected to generate a 
need for an additional shopping area. The area at the intersection of Highway 
101 and Heceta Beach Road already has some commercial development. One 
drawback is that this site is in many ownerships. If, at some future date, a 
shopping center developer wishes to suggest an alternative site which can be 
developed according to a single plan, such a site should be considered as a 
plan amendment. 

Page 54. Highway Area: 

Many businesses desire to locate on Highway 101 or 126. To discourage strip 
development but still provide highway locations for businesses a highway area 
has been designated. This area is intended for mixed uses, including both 
commercial and multiple family residential uses. Lot coverage, setbacks and 
other development standards are more stringent than in the commercial area. A 
large parcel of land located on the west side of Highway 101 between 23rd and 
26th Streets is recognized as being one of the few properties under single 
ownership and potentially suited for a shopping center complex development. 
In the event a need is shown for such a use, this site should be considered as 
one alternative. 

Page 54. Waterfront: 

The Waterfront District in Old Town is becoming one of the City's most valuable 
assets as more tourist oriented businesses are established here. The tourist 
industry is important to the economy of the Florence area. 
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Zoning Ordinance Districts: The city implements its comprehensive plan 
through a !}Umber of different ways, but that which has the most bearing on our 
urban growth boundary task is zoning, and its impact on how Florence develops 
commercially. 

The city currently has the following dedicated commercial zoning districts: 
Neighborhood Commercial District (NC) 
Commercial District (C) 
Highway District (H) 
Waterfront District (WF) 

In addition, the city's Single-family Residential District (RS) and Mobile 
Home/Manufactured Home Residential District (RMH) allow a neighborhood 
commercial use by conditional use permit. That is, the fact that it is permitted 
conditionally means that the city has the ability to permit such a use subject to 
conditions to address its compatibility with existing uses, or to deny it. The city's 
Multi-Family Residential District (RM) allows a neighborhood commercial use 
and professional office use by conditional use permit. The city's Marine District 
(M) allows for commercial uses which are water dependent or water related. 
The city's Limited Industrial District (LI) allows for a limited amount of 
commercial uses, such as a seed and feed store and restaurant. 

Zoning districts provide for specific uses of land, and also establish minimum 
standards which guide the placement and, to a lessor extent, the function of that 
use with regard to ensuring the health, safety, and general welfare of the 
community. The city has a zoning text, which spells out these provisions, and a 
zoning map, which designates the boundaries and locations of these districts. 
Based on Oregon law, there should be a direct correlation between the zoning 
districts and the land use map of the comprehensive plan. Furthermore, the 
plan map should, in theory, dictate the zoning, rather than the opposite. 
However, this does not always occur, particularly where zoning predates the 
comprehensive plan recommendations. 

Copies of the city's zoning districts are provided in Appendix C. In general, the 
neighborhood commercial zoning was intended for small scale commercial 
developments oriented primarily toward residential consumer needs. The 
commercial zoning was intended to provide for a wide variety of small and 
larger scale commercial developments, as was the highway district. As 
indicated earlier, the primary difference between these two districts is the added 
regulations in the highway district to address highway-related issues. The 
waterfront district was established to accommodate the unique needs of the "old 
town" area. 

The city's zoning map current through 1995 is provided in Appendix D. The 
only changes staff is aware of that are not shown on the 1995 zoning map are 
the zone changes for the 1996 amendments for the Goldstein property, the 
County's 40 acres, and the Port's boardwalk/marine lands. The area of 
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commercial district zoning generally starts on the south end of Highway 101 
near the Si_uslaw River bridge and extends north to 21st. It encompasses most 
of the commercial uses east and west of Highway 101, with the exception of the 
old town area, which is zoned waterfront. 

The highway commercial district zoning starts at 21st Street and runs north 
toward northern city limits, where it ends at the Highway 1 01/Munsel Lake Road 
intersection on the west side of 1 01, and about 1 ,400 feet south of that east of 
101 . It encompasses most commercial developments both east and west of 
Highway 101, varying one to two blocks east and west as one heads northward. 
A strip of highway commercial district zoning also follows the south side of 
Highway 126 to the eastern city limits. 

The waterfront commercial zoning district is found west of Highway 101 
between Bay Street and the Siuslaw River, and east of Highway 101 south of 
Harbor Street to the river, excluding Port of Siuslaw property. This property is 
now zoned Waterfront/Marine combining district consistent with the city's recent 
plan and zoning amendments related to water dependent and water related 
land use needs. 

The neighborhood commercial zoning has only been used on two occasions. 
As shown on the zoning map in Appendix D, these two areas are located in the 
northeast and southeast quadrants of the Rhododendron Drive and 35th Street 
intersections. 

Issue Paper #1 - Commercial/Industrial Land Uses 
7/25/97 

9 



Commercial land use inventory: In order to project commercial land use needs 
for the 20 year planning period it is important to know what currently exists in 
the way of vacant commercially planned and zoned land. To begin with. the 
1988 land use map can be reviewed in Appendix B, and the 1995 zoning map 
can be reviewed in Appendix D. 

One will note considerable overlap between the land use map and the zoning 
map, although at this scale its difficult to distinguish much detail at all. The only 
obvious differences to staff is that land zoned highway district west of the 
Highway 101 /Munsel Lake Road intersection does not appear to be similarly 
planned for highway land uses, and the two neighborhood commercial zoned 
lands are not reflected on the land use map. While these maps are somewhat 
helpful. more specific information is needed for our UGB analysis. 

A. By land use map designation: The Lane Council of Governments 
(LCOG) provided the city with an acreage estimate for each of the 1988 Plan's 
land use designations using LCOG's geographic information system (GIS) . 
Although the figures will be verified later in the planning process. the 
preliminary totals as of March, 1997 are: 

Area of the city* 
Area designated Commercial 
Area designated Highway Area 
Area designated Waterfront District 

(* less any public right-of-way) 

Acres 
2,133 

70 
144 
12 

% 
n/a 
3.3% 
6.7% 
0.6% 

B. By zoning map designation : Prior to releasing this report, staff and a 
consultant conducted a land use inventory by commercial zoning districts 
(highway, commercial. waterfront, and neighborhood commercial) . The results 
of that inventory follow. 

Acres 
Area of city 2,133 
Area of commercial zoning 319.67 
Area used commercially 156.40 

light commercial 123.70 
hvy.com/light ind. 32.70 

Area used by govt. 30.64 
Area used by institutions 10.05 
Area used residentially 62.62 
Area vacant 59.96 
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(Note: "Area of the city" and "percent" of total commercial zoning are based on 
LCOG's March, 1997 GIS totals and are not field verified. Also, for the purposes 
of this inventory, light commercial uses includes retail, office, and service 
commercial uses such as banks, restaurants, medical, realty and other 
professional offices, barber and beauty salons, auto-service stations, hardware 
stores, auto-dealerships, recreational vehicle sales lots, and manufactured 
home sales lots. Heavy commercial/light industrial uses includes mini­
warehouses, auto body shops and transmission shops, construction 
contractor's offices and yards, towing services, hardware stores with significant 
outdoor storage, sales, and display yards, auto/truck service centers, cabinet 
shops, sawshops, public utility yards, truck rental yards, and building material 
supply centers such as concrete batch plants and bulk sales lots) . 

A review of this same information by our four commercial zoning districts is 
presented in Appendix E. The information on these two tables demonstrates 
that only about half of the land specifically zoned for commercial land uses is 
currently used for commercial purposes. Nearly 20% of the remaining land is 
used residentially, and nearly another 20% is vacant. The amount of 
neighborhood commercial district land is a very small portion of the total 
commercially zoned land, and is currently not utilized. Residential uses 
comprise about the same amount of commercially zoned land as highway 
zoned land, and comprise almost half of the waterfront zoned land. About 23% 
of the commercially zoned land is in school district use, and the majority of 
vacant land zoned commercial lies in the highway district. 

In addition, commercially zoned property is found within the urbanizable lands 
outside of Florence city limits. This property is subject to Lane County zoning 
regulations, even though it lies within Florence's urban growth boundary. The 
following table presents similar data for urbanizable lands within Lane County. 

Acres 
Area of county w/in UGB* 1,673 
Area of commercial zoning 24.24 
Area used commercially 10.80 

light commercial 6.21 
hvy. com/light ind. 4.59 

Area used residentially 0 
Area vacant 13.44 

(* less any public right-of-way) 
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C. 1992 Technical Report Supplement for the North Highway 1 01 Land Use 
Study: In 1992, staff developed a supplement to the 1988 comprehensive plan 
technical report to support a planning and zoning amendment for the north end 
of Florence near Highway 1 01. This supplement and the amendments were 
never adopted, due to the city's anticipation of a forthcoming comprehensive 
plan update. Nevertheless, the technical information of that report was 
supported by the planning commission. 

This report indicated the following commercial zoning distribution: 
City Uninc. UGB 

Zone Classification Acres Pet. Acres Pet. 
Commercial 295 17.0 40 2.1 

It also provided the following information on commercially zoned, vacant lands: 

Use Category Developed Undeveloped Total Vacancy Rate(%) 
Commercial 269 ac. 26 ac. 295 ac. 8.8 

This report went on to say: 
Once developed land exceeds 90 percent of the total inventory, 

adequate choices of lot sizes and location become very critical from a market 
standpoint. Generally, the last 10 percent of a City's land supply is the hardest 
to inti//. It is ultimately a policy issue whether additional incentives to inti// are 
needed, and at what point the outward expansion of additional residential and 
commercial/and is justified. 

The city's commercial land use needs were projected similarly to that formula 
used for the 1988 plan: 

295 acres divided by 5,380 persons (1991 estimated population) 
equals .055 acres per capita (person) 
.055 acres per person times 9,830 persons (estimated resident 
population in 201 0) equals 540.65 gross acres. 
540.65 gross acres minus 295 acres existing equals 245.66 acres 
of additional commercial land needed by 2010. 

The report concluded that the current commercially zoned land within the 
urbanizable area was insufficient for accommodating future commercial needs. 
Staff found that additional annexation of lands to the north, and their 
redesignation and rezoning to commercial was therefore necessary. 

D. Commercial development patterns: The city's recent commercial 
development is largely a function of where it is permitted by zoning. At least in 
theory, this zoning should have been based on some rational land use plan. 
Since some of the city's commercial development predates zoning, our zoning 
is also a response to then current situations involving commercial land uses. 
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Nevertheless, a pattern of commercial development is occurring. In general, 
this pattertl is relatively linear along both sides of Highway 1 01 running north 
and south to city limits, along Highway 126 east to city limits, and along 9th 
Street to Rhododendron Drive. 

The exception to the linear pattern is the old town area, where property owners 
and their tenants have capitalized on riverfront amenities and historic structures 
to create a unique shopping and dining experience. 

Within the urbanizable area, limited commercial development is found both 
near and at Heceta Beach Road's intersection with Highway 101 . Florence's 
only coastal resort, Driftwood Shores, lies in Heceta Beach. In addition, there is 
a tavern near Heceta Beach, along Rhododendron Drive. 

It's difficult to distinguish between the commercial zoning district and the 
highway zoning district today. In fact, all uses permitted by the commercial 
district are permitted by right in the highway district (see Appendix C) . The 
waterfront district is distinguished from the other districts based on scale of 
buildings, their architecture, and the fact that this zoning district is located on 
land which is lower in elevation than most other lands within the city. 

It is also difficult to define a central business district or commercial core for the 
city due to a lack of any clear break in commercial activity north along Highway 
101 . 

Since the 1988 comprehensive plan was adopted, non-residential development 
has occurred along 9th Street, between Highway 101 and Rhododendron Drive 
to the west. A new regional library was established near the eastern end of 9th 
Street, and a regional hospital was established at its western end. With the 
introduction of the hospital, other land around this facility and along 9th Street 
has begun developing with medical office uses, and a dental office has also 
been recently approved on 9th Street. In addition, the city purchased three city 
blocks on the north side of 9th Street for a governmental complex including a 
public safety building, city hall, and public park. The city is nearing completion 
of construction of this public safety building, which will serve west Lane County 
needs as well. All of this development has occurred on land zoned and 
planned for residential use. 

In addition, since the 1988 comprehensive plan was adopted, the city approved 
a major residential/golf course planned unit development west of Highway 101 
on 35th Street. The golf course has received recent notoriety as one of the best 
public courses in this region and perhaps the State. Part of the city's approval 
of this planned unit development included a commercial hotel on approximately 
13.5 acres of land just south of 35th Street. This hotel has not yet materialized. 
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Other residentially zoned lands are being used for commercial uses, due 
primarily qecause the city's multifamily residential zoning allows commercial 
office uses and other non-residential uses by conditional use permit. These are 
mostly those_ residentially zoned lands close to Highway 101. 

Very little expansion, if any, has occurred within the urbanizable lands 
regarding commercial uses. Most activity involves changes in tenants or 
businesses on existing sites. Staff is only aware of one commercial addition for 
a cottage industry as part of an existing residential use. 
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Commercial Land Use Projections: Commercial land use projections are 
important to the urban growth boundary task. These projections give us our 
estimate of land needs for future commercial development. Of course, these 
land needs will be balanced with other residential, industrial , and parkland 
needs for the final UGB determination. 

The most simple way in which to project commercial land use needs is to factor 
that need proportionate with population growth. That is, as the number of 
people change, so will the demands on commercial activity. Using the same 
methodology used for the 1988 comprehensive plan land need projections and 
the 1992 supplement, we arrive at the following estimated needs for commercial 
land uses: 

343.91 acres (UGB) divided by 7,590 persons (1995 est. 
population) equals .0453 acres per person 
.0453 acres per person times 11,961 persons (2015 est. 
population @ 2.7% AAGR) equals 541.96 acres, or 
.0453 acres per person times 15,698 persons (2015 est 
population @ 3. 7% AAGR) equals 711.12 acres 

This methodology builds on the existing acreage regardless of how its actually 
used. Staff believes that it overestimates the actual commercial need by 
assuming that additional commercial land is also needed for residential, 
government, and institutional uses. Based on staff's inventory presented on 
page 1 0 of this paper, only about 50% of the total commercially zoned acreage 
is used for commercial purposes. 

In discussions with the Planning Commission and Citizen's Advisory 
Committee, a consensus was reached to drop the 20% of residential uses found 
within the commercial areas from the above projection method. The 
Commission and CAC felt that a projection based only on the true commercial 
uses would be too limiting, but agreed that promoting additional residential use 
of commercially zoned ground was not desirable in most cases. Arguably, as a 
community grows, government organizations grow and need additional space. 
The city's commercial zoning allows both public and institutional uses, and 
therefore, providing land for establishing such additional uses appears 
reasonable. Based on this understanding, the above calculation is revised as 
follows: 

281.29 acres (UGB) divided by 7,590 persons (1995 est. 
population) equals .0371 acres per person; 
.0371 acres per person times 12,896 persons (2015 est. 
population @ 2.7% AAGR) equals 478 acres; or 
.0371 acres per person times 15,698 persons (2015 est. 
population @ 3.7% AAGR) equals 582 acres. 
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Staff has factored in the two low and high average annual growth rates (AAGR) 
supported _by the commission and CAC for use in our 20 year planning period. 
Therefore, based on a 2.7% AAGR, an additional acres of commercially 
planned and zoned land would be necessary to accommodate our needs to the 
year 2015 (478- 343.91 = 134.1). Based on a 3.7% AAGR, 238 additional 
acres of commercially planned and zoned land would be necessary over the 
next 20 years. Part of this need, theoretically, would be met by the 60 acres of 
vacant land within the city. 

This simple method of projecting commercial land use needs appears 
insensitive to tourism's influence on Florence's economy. Commercial 
developments which rely on Florence as a tourist destination, or because of its 
location on U.S. Highway 101 are not necessarily, and could not otherwise be 
supported by Florence's resident population, are not considered by this formula. 
For example, a factory outlet mall currently under consideration by the city is 
depending on a regional draw from the Willamette Valley and Highway 1 01 
traffic. 

In addition, the above calculation assumes vacant land is physically 
unconstrained for development. This is somewhat misleading. While the city 
has documented approximately 60 acres of vacant commercial land, much of 
this land is difficult to develop without consolidation of small adjoining parcels. 
In Appendix F, staff has listed the vacant commercially zoned tax lots, by district, 
and by size. (Note that in some cases, lot size is estimated by scaling tax lots, 
and may vary for uniquely configured lots). Except for three instances in the 
highway district, no vacant parcels exist in excess of 1 acre. Staff has also 
listed parcels where consolidation is possible to achieve more usable land 
areas. Without parcel consolidation, the need for commercially planned and 
zoned land may be higher than indicated above. 

Conversely, there are other variables that might actually reduce the need for 
newly planned and zoned commercial properties. The three school district 
parcels fronting on Quince Street total over ten acres, and are currently planned 
and zoned for commercial use. It is likely that these could become available 
over the 20-year planning period for commercial uses, although the commission 
and CAC should not rule out other potential residential or public use of these 
properties. Commercially zoned lands which are currently in residential use 
may ultimately convert to commercial use. One incentive for conversion is that 
the assessed value for improvements on that property may in fact be outpaced 
by the rise in the assessed value of the land for commercial use. This should 
occur as demand for commercial land approaches or exceeds the readily 
available supply. This may have already occurred in some instances. Staff will 
need to look at some representative properties in town to determine whether 
such assumptions are true. 
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Issue Identification : Based on the employment projections of Lane County, and 
based on the previous commercial land use projections, it is safe to say that 
commercial growth will continue to occur, at least for the near future. Assuming 
this, staff proposes the following questions: 

• what major category of commercial land uses (retail , office, service, resort, 
heavy) has experienced the most growth in Florence, in the region, in 
Oregon? Do we expect these trends to continue, and, in some cases, affect 
Florence? Is there a need for promoting a particular category over another, 
and if so, are there long-term risks? What is needed to promote this 
category, i. e. , land requirements, labor force, infrastructure, marketing, etc.? 

• where has commercial growth occurred in our community and do we want 
one or all of these trends to continue? What, if anything, should we do to 
either reinforce or reverse these trends as the case may be? If we want a 
change, what are the obstacles? 

• should the city attempt to influence the rate at which commercial growth 
occurs or simply rely on market forces? 

• are the goals, objectives, policies and recommendations related to 
commercial land use still relevant, are they helpful in local decision-making, 
have they been effective? 

• are the commercial zoning districts and other land use controls achieving 
our goals, objectives, pol icies, and recommendations, do they promote . 
compatibility among different types of commercial uses, commercial and 
residential uses, etc.? 

• how do we best incorporate the community's forthcoming strategic plan 
recommendations into our commercial land use need discussion? 

• do we consider commercially zoned lands within the urbanizable area 
eligible for such development without annexation? 

Staff believes these questions and those identified by others during this process 
will need to be addressed by the commission and CAC for final 
recommendations on our urban growth boundary, and other elements of the 
comprehensive plan update. In some cases, we wi ll need to rely on our 
opinions or feel, as backup data to support our findings will probably not be 
readily available. 

In the next section, staff presents some alternative commercial land use 
scenarios for consideration . These scenarios will help to further develop issues 
and provide the community with direction regarding future commercial land use 
needs. 
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) 
(Note: these scenarios are for discussion purposes only, and are not intended 
to reflect a particular direction of the city) 

SCENARIO "A" - Continued Bui ldout 

1. a. Comp. Plan is amended to provide for continued commercial 
development along Highway 101 corridor to Heceta Beach Road and 
beyond. 
b. Properties along Highway 101 are annexed and rezoned to highway 
district. 
c. The front portion of deep commercially zoned lots is the first to develop, 
making development of the rear portion more difficult. 
d. Access continues to be an issue, with owners of individual lots seeking 
their own ingress/egress points to Highway 1 01 . 
e. Highway 101 north continues as a two lane highway with center 
turning lane. 
f. Timing of development ultimately becomes dependent on north 
Florence sewer interceptor construction . 

2. a. 9th Street area remains zoned multifamily and fills in with medical 
offices and a few duplexes. 
b. Eventually the City develops its new city hall site and adjoining park. 
c. Other remaining land is planned for single-family development. 
d. 9th Street plays an increasing role over time for carrying traffic to and 
from Highway 101, and some intersections become more dangerous, 
and pedestrian access becomes more difficult, relying on sidewalks 
paralleling streets. 

3. a. Old Town area continues to move through slow but steady transition 
from residential to commercial. 
b. Several commercial uses include residential apartments. 
c. The Port's boardwalk development has materialized, and has added to 
the attractiveness of this area. 
d. Other new buildings are attractive, but not always in keeping with the 
older buildings in terms of setbacks, architecture, and scale. 
e. Parking remains a problem due to the combination of strict zoning 
codes and land availability limitations, making difficult reinvestment in 
older, deteriorating buildings. 

4. a. Commercial uses in other areas of town continue to come and go. 
b.Some businesses move north for more land to expand, leaving 
deteriorating building shells and paved lots for low-investment uses. 
c. city plays limited role in helping existing businesses to re-invest in 
building and site improvements. 



d. Highway 1 01 continues to build in traffic volumes, making difficult 
cro~s-traffic turning movements and all but limiting pedestrian 
movements. 
e. Use compatibility continues to be a problem for code enforcement, as 
heavier commercial uses impact lighter commercial uses and residential 
uses through noise, dust, and heavy truck traffic. 
f. Consolidation of small vacant lots is precluded by continued residential 
uses and the lure of cheaper, easier to build land to the north. 
g. Some marginal retail and service commercial uses close down as 
development proceeds northward. 



SCENARIO "B" - (Continued buildout wl) North Florence 
Commercial Activity Node 

1. a. Comp. Plan is amended to create a commercial activity node formed 
by land surrounding the Highway 1 01/Munsel Lake Road intersection 
with the expectation that Florence continues to grow as a regional hub on 
the Oregon coast. 
b. Zoning in this node is revised to support comp. plan recommendation 
for retail shopping opportunities for Florence residents and a more 
regional draw. Retail uses conducted within a building are promoted, 
along with supporting commercial conveniences such as full-service 
restaurants, a hotel or motel, and a service station. 
c. Some of the land within this node is consumed by national and 
regional retailers with large building footprints, extensive surface parking 
lots, and in some cases, smaller satellite businesses on the same site. 
c. Fast-food restaurants, "minute lube" service centers, and carwash uses 
are subject of conditional use permit requests. 
d. New heavy commercial uses with outdoor storage and sales and light 
industrial/manufacturing uses are discouraged from locating here. 
e. Transportation improvements are coordinated with ODOT and include 
a signalized intersection, including controlled access, at Munsel Lake 
Road and Highway 101. A fourth, western leg is added at this 
intersection to provide controlled access at a signal for commercial 
properties on the west side of Highway 101. 
f. Highway 101 is widened to a four lane divided highway, with urban 
section (curb, gutter, and sidewalks) across Highway 101 frontages. 
g. East-bound Munsel Lake Road is widened to four lane highway with 
turn lanes to a point east of Florentine Estates to handle increased traffic 
demands due to commercial activity, increased through traffic to and from 
Highway 126, and due to new residential traffic from northern parcels 
east of Highway 101. 
h. Pedestrian crossing of Highway 101 is achieved at Munsel Lake 
Road/Highway 101 intersection, with addition of signal. 
i. Northward creep of commercial land is stopped south of Heceta Beach 
Road through the use of this node, and strong city and county planning 
policies. Pressure continues on land north of this node to be converted 
to commercial uses, especially with north Florence sewer interceptor in 
place. 
j . Natural vegetative buffers are utilized to separate commercial 
development from existing and planned residential development to the 
east. 



k. Design guidelines promote attractive architecture, landscaping, site 
layout and signage to relate to highway and other commercial uses 
within the node. 
I. A visitor's facility is developed in this area with visual access to the 
open dunes, and with BLM permission, pedestrian access is also 
provided affording visitors scenic views to the west. 



SCENARIO ."C" - Focused Town Center 

1. a.Combination of major public and private sector re-investment in 
existing commercial areas south of 9th Street and Highway 126 to 
Siuslaw River Bridge produces viable mix of commercial, public, and 
residential uses. 
b.Strong plan policies discourage commercial uses beyond Munsel Lake 
Road by reinforcing parcel consolidation, an internal access plan, and 
residential development of varying densities. 
c. Conversion of residentially used and residentially zoned land to the 
north is subject to phasing plan, which regulates the amount of 
commercial development coming on-line to reinforce efforts to maintain 
the momentum in developing the community's town center. 
d. Former middle school site converted to major commercial hotel 
development, with strong ties to the Events Center to enhance the 
conference function of that use. 
e. Interpretative walkway with views of the Siuslaw River estuary ties 
events center, hotel, boardwalk development, and old town shops 
together for increasing tourist interest in Florence area. 
f. Former high school football field and bus barn developed with higher 
density residential development, with land reserved for future community 
center. 
g. Pedestrian refuges developed at strategic locations along Highway 
101 to address increasing traffic volumes and connecting east and west 
town center. 
h. Vacant stores and marginal commercial and residential lots and 
parcels become more attractive for redevelopment as vacant commercial 
ground becomes scarce. 
i. Parking issues are dealt with through the formation of a parking district, 

·and underutilized parking lots are targeted for publ ic use. 



SCENARIO "D" - 9th Street Area Plan 

1. a. Comp. Plan amended to establish 9th Street master plan. 
b. Area developing with medical and other professional offices, medium 
to high density residential uses and public facilities. 
c. Supporting restaurants and convenience stores support office and 
hospital workers, encouraging added pedestrian activity. 
d. City hall, justice center, regional library and city park serve as key 
"public features" of this area. 
e. Other lands developed with medium to high density residential 
development, including some clustered to protect natural resources, and 
others with a more traditional grid design. 
f. Coordinated sidewalk and pathway system allows for convenient 
pedestrian movement for residents and center workers alike. 



PART 2. INDUSTRIAL LAND USES 

Current Situation: 

1988 Comprehensive Plan : 

A Review of Part II, Technical Report: Industrial land uses are discussed 
generally under economic development beginning on page 16 through 19, and 
again on page 24. The key assumptions of this document were: 

1) Florence's industry related to timber activity via wood products mills 
was located outside of city limits, and could not be expected to locate 
inside these limits. In addition, activity levels of this industry were 
dropping; 

2) Florence had no industrial base, and very little industrially planned and 
zoned land; 

3) The city needed to diversify through actions to allocate lands 
(public- and private-owned) for industrial uses, including providing the 
necessary infrastructure improvements to support these actions; 

4) Preference in the city's business park would be given to those industries 
who provided the most jobs; 

5) Other Florence "industries" included commercial fishing , an increasing 
retirement population, and an increasing interest in the region's 
recreation and tourism opportunities. 

On page 33, a table which documented land uses within the urban growth 
boundary as of 1980, presented the following inventory: 

Acreage 1980 
City USB Total 

Industrial 4.6 26 30.6 

According to this table, industrial uses at the time accounted for less than one­
tenth of a percent of the total land area within city limits, and about half a 
percer,t of th~ tot~lland area within the urban growth boundary. 

At the time of the 1988 planning process, Florence really had no industrial land 
base from which to project from. However, the community had a strong interest 
in economic development and providing jobs. Therefore, prime industrial land 
areas were identified and land needs estimated. This is sort of a "designate it 
and they will come" philosophy! 

On page 18, "Serviceable industrial sites" included: 
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43 acres of land in two areas directly east of the Florence 
airport. This includes about 14 acres of land that the city owned 
and was developing as an industrial park; 
32 acres of land southwest of the Florence airport. This land was 

·in private ownership. 
120 acres of land north of Munsel Lake Road and east of Highway 
101, outside of city limits. This land was in private ownership. 
40 acres of land located north of the Florence airport. This land 
was in city ownership and was seen to be adversely impacted by 
Florence's airport for practically any other use but industrial. 

As a result, staff presented the following commercial land use recommendation 
on page 36. 

Land Use Existing Acres Proj. Need Total Acres 
Industrial 27 208 235 

B. Review of Part I, Goals, Objectives, Policies, Recommendations: Along 
with these land use projections, the 1988 comprehensive plan presented 
additional economic development guidance. Staff has extracted the following 
text from Part I relevant to industrial land uses. 

Page 19. Land Use - Industrial 

Objectives: 

1. To encourage industrial development that does not detract from the 
positive aspects of the community. 

2. To provide light industrial development by making available industrial 
zoned land and adequate public services and facilities. 

Recommendations: 

1. Industries locating in the area should be compatible with the residential 
character and natural resources of the area. 

2. Industrial sites should relate to existing or proposed transportation, utility 
systems, and surrounding land uses. 

3. The City, in cooperation with Lane County, should identity additional I 
industrial development locations in the Florence area. 

4. Light industrial uses should be encouraged to locate in light industrial 
zoned areas within the city which have full public services available. 
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5. The city should consider the enactment of additional industrial 
performance standards for the regulation of noise, glare, dust, odor and 
fire hazards to insure that air, water and land quality are not adversely 
affected by industrial development. 

Page 5. Economic Development (relevant) 

Goal: To diversify and improve the economy of Florence, recognizing that our 
coastal economy needs special attention. 

3. To encourage economic development and employment opportunities by 
providing a sufficient amount of commercial, industrial, and marine zoned 
land and by making available adequate public services and facilities to 
serve the economic needs of the community. 

4. To encourage commercial activity and nonpolluting industrial 
development which are compatible with the marine orientation, natural 
resources and residential character of the area. 

5. To protect those areas suitable for commercial and industrial 
development from encroachment of incompatible land uses. 

Policies: (relevant) 

2. The city will support the State of Oregon, Lane County and the Port of 
Siuslaw in their efforts to attract industry, including water-dependent or 
related industry, which is compatible with the environment and is 
supportive of the renewable resources of the area. 

Recommendations: (relevant) 

B. The city should pursue the development of the airport light industrial 
park. Only labor intensive uses should be allowed to locate there. 

10. The city should plan for economic growth with emphasis on the fishing 
industry, tourism, light industrial development, recreational and 
residential development.. Areas within the Florence area for vacation 
home sites, recreational vehicle parks, resort facilities and convention 
center should be provided. 

11. Labor-intensive light industry which will provide year-round employment 
while having a minimal impact on municipal services and the physical 
environment should be encouraged. 
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Pages 25 .and 26 Florence Urban Service Area 

Policies: (relevant) 

2. Most commercial and industrial development should occur in designated 
areas served by public facilities and where their use would have the least 
impact on surrounding uses and the physical environment. Intensive 
commercial and industrial complexes should occur only if public water 
arJd sewers are available to the site. Additional industrial development 
locations and performance standards will be developed in cooperation 
with Lane County. 

I. Land Use Plan 

Page 54. 

Industrial: At present Florence has virtually no industry. Provision of 
adequate industrial sites is essential to the future growth of the community. The 
following criteria were used for selection of industrial sites: 

located on an arterial, or on a feeder or collector which runs 
through a non-residential area. 

site should be buffered from residential use on at least one side. 

where site is adjacent to residential use, site must be large 
enough or topography such that industrial use can b~ buffered. 

site should be in large parcels, not divided into many ownerships. 
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Zoning Ordinance Districts: The city implements its industrial land use plans 
through the following zoning district: 

Limited Industrial District (LI) 

A copy of the limited industrial district is provided in Appendix F. 

Arguably, industrial land use plans are also implemented to some extent by the 
city's Marine District (M), Airport Districts, and Highway District (H). The marine 
district was established to accommodate the city's water-dependent and water­
related industries. Other types of industries are precluded by this district's 
provisions to protect the city's estuary and shoreland planning needs. The city 
recently completed its analysis of these needs as part of the especially suited 
for water dependent (ESWD) uses amendments. The airport districts which 
permit industrial uses are the Airport Noise Corridor Overlay District (AN) , and 
the Airport Approach Safety Overlay District (AS). As one might expect, these 
two districts preclude residential use of airport impacted properties for public 
safety purposes and therefore permit nonresidential uses such as industries. 
The highway district allows industrial uses conditionally. 

In Appendix D, the city's zoning map depicts the extent of limited industrial 
district use through 1995. Again , this map does not reflect the addition of 40 
acres of limited industrial zoning for the County lands east of Rhododendron 
Drive near its intersection with 35th Street. It also shows the extent of marine 
district zoning, except for the Goldstein property to the west of Rhododendron 
Drive, which is now zoned single-family residential instead of marine district. 

A zoning category called Airport Development is also shown, although this 
district does not permit industrial uses. The airport overlay districts described 
above are not shown on this map, but are shown on the Future Land Use Map, 
Figure 10, in the Florence Airport Master Plan. A copy of this map is provided in 
Appendix G, although because it is based on an aerial photograph, it is difficult 
to read. 
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Industrial land use inventory: Similar to the commercial land use portion of this 
paper, inv~ntorying the industrial land base is a necessary step in the projection 
of industrial land use needs. Again, the 1988 land use map of Appendix B, and 
the 1995 zoning map of Appendix D should be reviewed and compared. 

In addition, staff provides the following specific information. 

A By land use map designation: The Lane Council of Governments 
(LCOG) provided the city with an acreage estimate for each of the 1988 Plan's 
land use designations using LCOG's geographic information system (GIS). 
Although the figures will be verified later in the planning process, the 
preliminary totals as of March, 1997 are: 

Area of the city* 
Area designated Limited Industrial 

(* less any public right-of-way) 

Acres 
2,133 
(not available) 

o;o 
n/a 

B. By zoning map designation: Staff conducted an inventory of industrially 
zoned land within the city (limited industrial district) in the summer of 1995, and 
has since updated this inventory in early 1997. The results of that inventory 
follow. 

Area of city 
Area of industrial zoning 
Area used industrially* 
Area used otherwise** 
Area vacant 
Area of publicly owned industrial lands 
Area of privately owned industrial lands 

Acres 
2,133 
159.31 

11.47 
0.28 

147.56 
119.37 
39.94 

% 
n/a 
7.5% 
7.2% 
0.1% 
92.6% 
74.9% 
25.1% 

(* industrially means contractors offices and yards, cabinet shops, sheet metal 
and electric shops, welding and machine shops, fabrication centers, storage 
buildings and yards, building material centers; * * otherwise means radio 
station, social service organization office and child care facility.) 

Staff provides the specifics behind the above inventory, parcel by parcel, in 
Appendix H. Approximately 80 acres of industrial zoning exists outside of city 
limits within the urbanizable lands, located northeast of Munsel Lake Road's 
intersection with Highway 1 01 . Forty of these 80 acres has been replanned 
residential recently and is currently proposed for residential zoning - the 
Morales tract. 
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C. 1992 Technical Report Supplement for the North Highway 101 Land Use 
Study: On page 7 of this report, the following industrial zoning distribution : 

Zone Classification 
Industrial 

City 
Acres 
177 

Uninc. UGB 
Pet. Acres Pet. 
10.2 86 4.6 

On page 8, it also provided the following information on industrially zoned, 
vacant lands: 

Use Category Developed Undeveloped Total Vacancy Rate(%) 
Industrial 44 ac. 133 ac. 177 ac. 75.1% 

This report indicated that although some industrial development was occurring 
in the Florence airport business park, there was a considerable amount of 
vacant industrial land remaining since the 1988 comprehensive plan adoption. 
This report concluded that industrial land needs were not directly linked to 
population growth, and that location and access were important factors in their 
marketing success. 

Of the two primary industrial areas within Florence, this report indicated that the 
industrial lands around the airport had attracted investment, while the lands 
north of Munsel Lake Road had not. In addition, the city was continuing to 
develop expansion plans of its industrial holdings by extending Kingwood 
Street to the north, and the county lands to the northwest. 

The 1992 report presented a policy decision to the city regarding the disposition 
of industrially planned and zoned lands north of Munsel Lake Road. Based on 
the 1988 comprehensive plan recommendations, industrial uses were 
encouraged in areas which have full public services available. Industrially 
planned and zoned lands surrounding the airport have full services, where the 
lands north of Munsel Lake Road did not. If a surplus of industrial zoned lands 
existed, and a higher and better use of some of these lands was foreseen, those 
industrial lands north of Munsel Lake Road were seen as likely to be converted 
from industrial to some other needed use. 

In fact, the follow-up 101 North Corridor Land Use Study recommended these 
lands be redesignated residential on the city's comprehensive plan. While this 
study was not adopted, the city did later amend its comprehensive plan and 
zoning ordinance for all but 2.86 acres of this land north of Munsel Lake Road 
as part of separate annexation applications. The city is still involved in the 
rezoning of 40 of the 117 acres redesignated residential (Morales tract). 

D. Industrial development patterns: As indicated above, industrial 
development has occurred near the Florence airport, in the city's 14 acre 
industrial park. A few of these 25 original lots remain vacant, and some of these 
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are for sale. Few industrial manufacturers actually occupy this space, and a 
wood-stov~ manufacturing establishment reported in the 1992 supplement at 
this location has since relocated out of the Florence area. Many of the existing 
businesses are related to the local building industry, whether they be . 
contractors offices and yards, custom cabinet shops, or specialty services. The 
objective of preference to those "high number of jobs" generators has not come 
to fruition. 

The large tract of private land (32 acres) located southwest of the airport 
remains undeveloped, as does the city's land to the north. However, the city 
has received major state and county grant funds and loans to facilitate 
development of this industrial land known as the Kingwood Street Industrial 
Park. The city plans to initiate construction of the infrastructure for this park in 
the spring of 1997, and will develop an aggressive marketing plan to help in the 
success of this project. Kingwood Street will be extended from its current 
terminus near 20th Street to a new intersection with 35th Street to the north. 
27th Street will be extended west from Pine Street to intersect with the new 
Kingwood Street. A secondary access may also be built to the airport from the 
new Kingwood Street. 

This development will also provide vehicular access to the county's 40 acres of 
land west of this park, near Rhododendron Drive. In 1996, the city changed the 
zoning on this 40 acres from marine district to limited industrial district to 
facilitate a cooperative economic development effort between Lane County and 
the Port of Siuslaw. This 40 acres will be available to the Port to develop as a 
business/industrial park in the future. This change was ratified through the city's 
recent 1988 comprehensive plan amendment to revise tt:lose lands designated 
ESWD and zoned marine. 

As indicated earlier, no new industrial activity has occurred north of Munsel 
Lake Road since the 1988 comprehensive plan. Approximately 42 acres 
remains planned and zoned industrial in that area, although it is anticipated that 
all of this land will ultimately be converted to non-industrial uses. 
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Industrial Land Use Projections: 

-
Staff agrees with previous plan assumptions that industrial development of 
Florence is probably not a function of population growth, but rather a matter of 
economic opportunity. Nevertheless, a determination needs to be made that 
sufficient industrial land exists within the urban growth boundary for our 20-year 
planning period. 

One simple way to establish an industrial growth rate is to look at our historical 
industrial land consumption. The only relevant example we have of an 
industrially developing area to use for this exercise is the city's airport business 
park. Approximately 9 acres of this 14 acre park are subdivided into lots, the 
remaining five acres is in streets. Of the 9.12 acres created in 1988, 5.4 acres 
are currently developed. To determine a yearly rate of industrial buildout of this 
park, we could divide the acres developed by 8 years (1988 to 1996). Our 
yearly rate of industrial land consumption then, using the business park as an 
example, is 0.67 acres. Applying this yearly rate of consumption to a 20-year 
period, industrial uses would consume a whopping 13.5 additional acres of 
land by the year 2015! 

Before we start "selling off" this land to other uses, though, we need to look at 
some possible flaws in the above method. One possible flaw is the assumption 
that our future industrial growth will be similar to that occurring over the past 8 
years. Those uses which do not require large amounts of land for buildings, 
parking, or outdoor storage have been the norm. Obviously, a larger industrial 
enterprise will likely have greater land needs for buildings, parking, storage, 
and other ancillary uses. And, if a major industry was established in Florence, 
there 's a possibility that secondary industries could follow. In which case, our 
land consumption rate would increase, perhaps even dramatically. 

Another flaw assumes that the land consumption rate cannot be modified 
through public and private sector intervention. In fact, we know that the city, the 
Port of Siuslaw, and Lane County are jointly pursuing a major marketing effort 
to bring industry to Florence's industrial areas. Having a large vacant industrial 
land base with utilities available can be an attractive marketing tool. The 14 
acre business park is currently served by public roads and uti lities, and another 
110 acres will be served by public roads and utilities by 1998 as part of the 
Kingwood Street Industrial Park project. When combined with incentives that 
the public sector can offer, Florence can compete with other communities to 
successfully attract new industries. Therefore, a higher rate of industrial growth 
is very possible over our 20-year planning period. 

Transportation and available labor pool, historically limiting factors for 
Florence's industrial development, are also being addressed by the community. 
A U.S. Forest Service (Timber Initiative Program) funded strategic visioning 
process aimed at improving economic development opportunities over the next 
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twenty years is nearly complete. This process has resulted in a strategic 
community economic development plan. At the project on-set, this document 
was to be incorporated into the city's comprehensive plan update, and be used 
by the Florence community. Final implementation of that document depends on 
community support. Cooperative efforts among the city, the Florence Area 
Chamber of Commerce, Lane Community College, and many other public and 
private sector participants are being made to remove past obstacles to attracting 
clean industry which offers family wage jobs. 

Finally, some of the available industrial land is encumbered by the proximity of 
the Florence airport and associated land use controls restricting maximum 
building heights. As such, maintaining a sufficient amount of vacant industrial 
land insures flexibility in siting uses which have specific structural or 
architectural requirements. 

In summary, staff believes that the current amount of industrially zoned land is 
more than adequate for the 20-year planning period. Converting the last of the 
industrially planned and zoned land northeast of Munsel Lake Road will not 
adversely impact the city's supply of industrial land, nor is this an appropriate 
location for such development given current and anticipated surrounding uses. 
While it might also be desirable to consider additional surpluses of industrially 
planned and zoned land for accommodating competing land use needs, a 
comfortable buffer should remain to support successful economic development 
efforts. 

Issue Paper #1 - Commercial/Industrial Land Uses 
7/25/97 

27 



) 

PPENDIX 
) 



OB.ZGON ADamnB'!'U'n'VE KULU 

CHAPTER 660, DIVISION 9 - UND CONSUVA TION AND DEVELOPMENT COM :;::SS=IO:;,;N __ _ 

DIVISION 9 

INDUSTRIAL AND COMMERCIAL DEVELOPMENT 

Plupose 
660-09-000 The purpose of this division is to aid in 

achievina the requiremenu of Goal 9, Economy of the State 
(OAR 660-15-0CXX9)), by implementina the requiremenu of 
ORS 197.71 U2Xa) - (d). Tbe rule responds to legisl.ative 
direction to assure that comprehensive plans and Land use 
reau!ations are updated to provide adequate opportUnities 
for a variety of economic activities t.hrouahout the state 
(ORS 197.712(1)) and to as.sure that plans are based on 
available infol"tmtion about state and national economic 
trends. (ORS 197.717(2)). 

S4a&. A IICL: 0 RS C'll. lll .l 197 
His&.: LCOC ~1986. f. &.d. IG-1~6 

OeftnJdoa 
~ (l) '"Department": Tbe Department of 

wd Conservation and Development. 
(2) •pJannina Area": The whole area within an urban 

&rowth boundary includin& unin~rporated urban and 
u.rbaniz.able land. except for cities and counties within the 
Portiand. Salem-Keizer and Euaenc..Spriqfield metro­
politan urban arowth boundaries whi.c:h shall ldd.reSI the 
urban areas aoverned by their respective plans u apec:ifi.ed in 
the urban arowth manavmcnt qreement for the affic:ed 
area. 

(3) '"Loational faaon": Features which atrca where a 
particuLar type of commercial or iDdUitrial operation will 
locate. Locational factors include but are not limited to: 
proximity to raw m.ateri&ls, supplies. and services; proximity 
to marlccu or educational institutions; access to trans:pona. 
tion facilities; labor market fa.cton (c.c., skill level. educ:a· 
tion. ace distribution). 

(4) '"Site requirement": Tbe physic:alattributes of a lite 
without which a panicuLar type or types of indUIU'ial or 
commercial we cannot reuoll&biy operate. Site require­
menu may include: a minimum ICZ"eelle or site co~ 
tion. specific types or levda of public f&c:ilities &Dd acrvica.. 
or direct aa:esa to a particular type of UI.D.IpOI'Ution facility 
such as rail or deep water aa:cs~). 

(S) '"Suitable": A site is suitabk for iDdumi&l or com­
mer'CW we if the site either ~vides for the site require­
menu of the propoted UJe or a1e10ry of we or can be 
expected to provide for the site requin:menu of the propoKd 
use within the Pla.nnin& period. 

(6) MServic:eable": A site il tervia:able if 
(a) Public facilities. u defined by OAR 660, Division 11 

c:u.rrently bave adequate capacity to serve developa::nt 
planned for the service area where tbe site illocatcd or can be 
uper1d.cd to have adequate cap&c:ity within one year; and 

(b) Public facilities either are CUJT"ently extmdcd. to the 
site. or can be provided to the site within one year of a wer' s 
application for a buildi.n.& permit or request for service 
extension. 

(7) MShort-Tenn Element of the Public Facility P!an": 
means the portion of the public facility plan ~vcrinJ year 
one throU&h five of the W:ility plan per OAR 660-ll.OOS{3). 

(8) Other definitions: For purposes of this diviston the 
definitions in ORS 197.015 shall apply · 

'lt. Ado: ORS C'll. Ill .t t 97 . 
. ilL: LCDC ~1916. f. .l tf. IG-Io-a6 

AppUcsdoe 
660-09-410 {I)" OAR 660, Division 9 appli~ only to 

comprehensive plans for areas within urban arowth bound­
aries. Additiona.l planniD& for industrial and commercial 
development ouuide urban &rowth boundarie$ is not 
required or restricted by this rule. Plan and ordinance 
amendmenu necessary to comply with this rule shall be 
adopted by affected jurisdictions. 

(2) Comprehensive plans and land use regulations shall 
be reviewed and amended as necessary to comply with this 
rule at the time of each periodic review of the plan (ORS 
197.712{3)). Jurisdictions which have received a periodic 
review notice from the Depanment (punuant to OAR 
660-19..Q50) prior to the effective date of this rule sh:tll 
comply w;th thiJ rule at their next periodic review unless 
otherwise directed by the Commission durin& their first 
periodic review. 

(3) Jurisdittioc.s rmy my on their existina plans to meet 
the requiremenu of this rule if they: 

(a) Review new informaion about state and national 
trends and conclude there are no sianificant chanaes in 
economic: development opportunities (e.c.. a need for sit~ 
not pre3ently provided for by the plan); and 

(b) Document how existina inventories. policies. and 
implementina measures meet the requiremenu in OAR 660-
09-0 1' throuah 66()..()9..025. 

(4) Tbe effort necessary to comply with OAR 660-09-
0lS throU&h 66().09..025 will vary dcpendina upon the si:e of 
the jwi.sdiction. the detail of previous economic develop. 
·ment p!&Jmin& efforu. and the extent of new infonnation on 
local. state and national trends. A jurisdiction's pl.anning 
effort is adequate if it uses the best available or re1dily 
coUec:table information to respond to the requircmenu of 
this rule. 

5cM. AIIL: ORS Ch. Ill .ll97 
HilL: LCDC 4-1916. f. .l c{. I G-1 G-16 

ECMORic Opportaftia Aal)'lil 
660-09-01! Citi~ and· counties shall review and. as 

!lM"1Ury, amend comprehensive plana to provide the infor­
mation delcribed in tectiona ( 1) throuah ( 4) of this rule: 

(I) Review ofNationa.l and State and Local Trends. The 
ec:onomic opportuniti~ analysis shall identify the major 
catqories of industrial and CtJmmerc:ial uses that could 
reasonably be expected to locate or expand in the planning 
area bucd on available infonnation about national. state 
and local trends. A usc or catqery of we couJcl rc.a.sonabl y be 
expected to locate in the Plann.i.n.& area if the area pes~ 
the appropriate locational factors for the we or catqery of 
we; 

(2) Site Requiremenu. Tbe economic opportunities 
anal)'1is shall identify the types ~Jf siteS that are likely to be 
necd.cd by industrial and commer'CW uses wttich might 
expi.nd or locate in the plannina area. Types of sites shall be 
identified based on the site requirements of expected uses. 
Local aovemmenu should survey existing firms in the plan­
Din& area to identify the types of siteS wttich may be needed 

1 - Div. 9 (April. 198 7) 



OREGON ADMINIBT1lA TlVE JltJL.ES 

CHAPTER 660. DMSION 9- LAND CONSERVATION AND DEVELOPMENT COMMISSION 

for expansion. Industrial and commercial u.ses with compati­
ble sate requirements should be grouped together into com­
mon me categones to simplify identificauon of site needs 
and subsequent planning; · 

(3) Inventory of Industrial and Commercial Lands. 
Comprehensive plans for all .areas withm urban arowth 
boundanes shall include an inventory of vacant and signifi. 
cantly underutilized lands within the plannina area which are 
desi&natcd for industrial or commercial use: 

(a) Contiauous pazuls of one to five acres within a 
discrete plan or zoning district may be inventoried to&ether. 
If this is done the inventory shall: 

(A) Indicate the total number of parcels of vacant or 
significantly underutiliud parcels within CKh plan orzonin& 
disuic~ and 

(B) Indicate the approximate total ~ and pe~Unt· 
a,e of sites within each plan or zone distri6 which are: 

(i) Serviceable, and 
(ii) Free from site constraints. 
(b) For sites five acres and larier and pan:ds larger than 

one acre not inventoried in subsection (a) of this section, the 
plan shall provide the foUowing infonnation: 

(A) Mapping showing the location of the site; 
(B) Size of the site: 
(C) Availability or proximity of public facilities as 

defined by OAR 660, Division l L to the site; 
(0) Site constraints which physically limit developina 

the site for desi&nated uses. Site contraints include but are 
not limited to: 

(i) The site is not serviceable; 
(ii) Inadequate aa:ess to the site; and 
(iii) Environmental constraints (e.a., ftoodplain, steep 

slopes. weak foundation soils). 
(4) Assessment of Community Economic Development 

Potential. The economic opportunities analysis sba1l esti· 
nute tbe types and amounts of industrial and commercial 
development likely to ocxur in the Pl.annin& area. Tbe esti· 
mate shall be based on information gcncnted in rcsponx to 
sections ( I) through ( 3) of this rule and s.hall consider the 
planning area's economic advantqcS and disadvanuaes of 
attracting new or expanded development in acnerai as weU as 
particular types of industrial and commercial uses. Relevant 
economic advantageS and di~vantaces to be considered 
should include but need not be limited to: 

(a) Location relative to m.arUts; 
(b) Availability of key tnnspOrUtion fx:ilitics; 
(c) Key public &cilities as defined by OAR 660, Division 

II and public servi~: 
(d) Labor market facton; 
(e) Materials and eneTJY aYiilability and cost; 
( 0 Necessary support services; 
(J) Pollution control requimnen~ or 
(h) Eduational and tcchnic:alll'linii1a procrams. 
Scaa. AD.: ORS Ch. I Sl &: 197 
Hlsl.: LCDC 4-1986. f. &:~(. IO.IO.U 

IDCiastrial and Commerdal Dnelo{HBellt PoUdes 
66()....09..020 (I) Comprehensive plms for planninl aress 

subject to this division shall include policies sutin& tbe 
economic development objectives for the plannina area. 

(2) For urban aress of over 2.SOO in population policies 
shall be based on the analysis prepared in response to OAR 

660-C9-0 IS and shall provide conclustons about the follow· 
ing; 

(a) Community Development Objectives. The plan ·shall 
state the overall objeetives for economtc development in the 
plannin& area and identify categories or parucular types of 
industnal and commercial uses destred by the community. 
Plans may include pcilicies to maintain existin& cateaories. 
types or levels of industrial and commercial uses. 

(b) Commitment to Provide Adequate Sites and Facili­
ties. Consistent with policies adopted to meet subsection (a) 
with this section, tbe plan shall include policies committin& 
tbe city or county to desilnate an adequate number of sites of 
suitable sizes, types and locations and ensure neeeuary 
public facilities throuah the public facilities plan for the 
Pla.nnina area. 

Sal. AD.: ORS Ch. Ill .t 197 
Hilt.: LCOC 4-1986. f. .t cf. I 0.1 0-&6 

DesfaDadon oC Lands for lndasaial and Commercial Uses 
660-09-02! Measures adequate to implement policies 

adopted punuant to OAR 660-09-020 shall be adopted. 
Appropriate implementina measures include amendments 
to plan and zone map desiptions, land use regulations. and 
public facility plans: 

(l) ldentifiation of Needed Sites. The plan shall iden­
tify tbe approximate number and acreage of sites needed to 
accommodate industrial and commercial uses to implement 
plan policies. The need for sites should be specified in sevet21 
broad •site eatqories .. , (e.a., li&ht industria!. heavy indus­
trial. commercial office. commercial retail bi&hway com­
mercial. etc.) combinin& compatible u.ses with similar site 
req~ments. It is not necessary to provide a different type 
of site for each industrial or commercial use which may 
locate in the planninc area. Seven! broad site ateaories will 
provide for industrial a.nd commercial uses likely to occur in 
most Pl.annin& areu 

(2) Lon&·Tenn Supply of Land. ?tans shall desianate 
land suitable to meet the site needs identified in section (I) of 
this rule. The total acrcqe of land desi~JU~ted in each site 
c:atqory shall at least equal tbe projected land needs for each 
atqory durin& the 2~year plmnin& period. Jurisdictions 
need not desilnate sites for Dei&hborbood commercial uses 
in urbenirina areas if they bave adopted plan policies which 
provide dear standards for redesipation of residential Land 
to provide for sw:b uses. Desi&nation of industrial or com­
mercial lands which involve an amendment to the urban 
srowth boundary must meet the requirements of OAR 660-
04-010( I )(c)(B)"and OAR 66().04.()18(3)(a). 

(3) Sbort· Term Supply of Serviceable Sites. If the local 
aovernment is required to prq::me a public W:ility plan by 
OAR 660. Division 11 it shall complete subsections (a) 
throu&h (c) of this section at the time of periodic review. 
Requirements of this ruJe apply only to local &OVmtment 
decisions made at the time of priodic review. Subsequent 
implementation of or amendments to the comprehensive 

·plan or the public facility plan which chanae the supply of 
serviceable indUSU'W l.a.nd are not subject to the require­
ments of this rule. Local &evemments shall: 

(a) Identify serviceable industrial and commercial sites. 
Oedsions about whether or not a site is serviceable shall be 
made by the affected local &overnment. Local governments 
are encourqed to develop specific criteria for deeiding 
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whether or not a site is .. service.. J e·. Loc:ai aovemments 
should also cons,dcr whether or not extension of facilities is 
reasonably likely to OC("Ur consuierina the size and type of 
Uie$ likely to occur and the cost or dUtanc:e of faality 
extension: 

(b) Estimate the amount of serviceable industr'W and 
commercial land likely to be needed durin& the short-term 
element of the public facilities plan. Appropnate techniques 
for estimatina land needs include but are not limited to the 
foUowin&: 

(A) Projections or fo~ts based on development 
~nds in the area over previous yean: and 

(8) Derivina a proportionate share of the anticipated 20. 
year need specified in the comprehensive plan. 

(c) Review and. if necessary. amen~ the comprehensive 
plan and the shon-tmn element of the public f.acilities plan 
so that a tJtree..year supply of serviceable sites is sdleduJcd 
for each year. includin& the final year, of the short-tenD 
element of the public facilities plan. Amendments appropri­
ate to implement this requirement include but are not 
limited to the fallowina; 

(A) Chanaes to the short-term element of the public 
facilities plan to add or reschedule projetts which make more 
land serviceable: 

(8) Amendments to the comprehensive plan which 
redesipte additional serviceable land for indUStrial or com· 
merci&l use; and 

(C) Reconsi~era•;on of the plannin& area's economic 
development obJectJ . .:s 4nd amendment of plan policies 
based on public facility limttations. 

~d) lf th~ locat aovemment is unable to meet this 
requ~remcnt n shall identify the specific steps needed to 
~VIde expanded pu~lic facilities at the earliest posSible 
ume. • 

. (4) ~ites fo~ Uses with Special Sitina Requirements. 
Jurisdicuons which adopt objectives or policies to provide 
for . s~fic uses with special site requirements shall adopt 
pobaes and land use rqulations to provide for the needs of 
~~uses. Special site requiremenu incfud.e but need not be 
~ted .to larae aaaae sites. si'CCW site configurations. 
cfu:ec1 aa:ess to transportation facilities. or sensitivity to 
adjacent land uses. or coasw sboreland siteS desicnated as 
es~y suited for water~t use under Goal 17. 
Poliaes and land use replations for these uses shall: 

(a) Identify sites suitable for the proposed use: 
(b~ ~teet sites suita~l~ for the proposed use by limiting 

land divutons and pemuwble uses and activities to those 
wbi~b would not interfere with. development of the site for 
the tntendcd use: and 

(c) Where necessary to protect a site for the intended 
indu.uriaJ or c:ommerciaJ use include measum which either 
prevent or appropriasdy.restrict incompatible uses on adja· 
cent and nearby !aDds. 

SCac. ~ OlS C1L 1131. 191 
Hilt.: LCDC ._1916. ! I. c! 10.1 G-16 
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GOAL 9: ECONOMIC DEVELOPMENT 

To provide adequate opportunities throughout the 
state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon's citizens. 

Comprehensive plans and policies shall contribute to a 
stable and healthy economy in all regions of the state. 
Such plans shall be based on inventories of areas suitable 
for increased economic grov;th and ac~ivity after taking 
into consideration the health of the current economic 
base; materials and energy availability and cost; labor 
market factors; educational and technical training pro­
grams; availability of key public facilities; necessary 
support facilities; current market forces; location relative 
to markets; availability of renewable and non-renewable 
resources; availability of land; and pollution control 
requirements. 

Comprehensive plans for urban areas shall: 

l. Include an analysis of the community's economic 
patterns, potentialities, strengths, and deficiencies as 
they relate to state and national trends; 

2. Contain policies concerning the economic develop­
ment opportunities in the community; 

3. Provide for at least an adequate supply of sites of 
suitable sizes, types, locations, and service levels for 
a variety of industrial and commercial uses consistent 
with plan policies; 

4. Limit uses on or near sites zoned for specific industrial 
and commercial uses to those which are compatible 
with proposed uses. 

In accordance with ORS 197.180 and Goal 2, state 
agencies that issue permits affecting land use shall 
identify in their coordination programs how they will 
coordinate permit issuance with other state agencies, 
cities and counties. 

GUIDELINES 

A. PLANNING 
1. A principal determinant in planning for major industrial 

and commercial developments should be the compara­
tive advantage of the region within which the develop­
ments would be located. Comparative advantage indus­
tries are those economic activities which represent the 
most efficient use of resources, relative to other geo­
graphic areas. 

2. The economic development projections and the compre­
hensive plan which is drawn from the projections should 
take into account the availability of the necessary 
natural resources to support the expanded industrial 
development and associated populations. The plan 
should also take into account the social, environmental, 
energy, and economic impacts upon the resident popula­
tion. 

3. Plans should designate the type and level of public 
facilities and services appropriate to support the degree 
of economic development being proposed. 

4. Plans should strongly emphasize the expansion of and 
increased productivity from existing industries and firms 
as a means to strengthen local and regional economic 
development. 

5. Plans directed toward diversification and improvement 
of the economy of the planning area should consider as 
a major determinant, the carrying capacity of the air, 
land and water resources of the planning area. The land 
conservation and development actions provided for by 
such plans should not exceed the carrying capacity of 
such resources. 

B. IMPLEMENTATION 

- 16-

I. Plans should take into account methods and devices for 
overcoming certain regional conditions and deficiencies 
for implementing this goal, including but not limited to 
(1) tax incentives and disincentives; 
(2) land use controls and ordinances; 
(3) preferential assessments; 
( 4) capital improvement programming; and 
(5) fee and less-than-fee acquisition techniques. 

2. Plans should provide for a detailed management pro­
gram to assign respective implementation roles and 
responsibilities to those private and governmental 
bodies which operate in the planning area and have 
interests in carrying out this goal and in supporting and 
coordinating regional and local economic plans and 
programs. •:• 

• 

• 

• 



PPENDIX 


































































































