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Wallowa County:
Economic Opportunity Analysis
This Economic Opportunity Analysis uses a community-centric process with participants
made up of local leaders, community members, State representatives, and consultants.
The process is overseen by the Wallowa County Board of Commissioners:
Commissioner John Hillock
Commissioner Susan Roberts
Commissioner Todd Nash
The Wallowa County staff guiding the project are:
Franz Goebel – Planning Director
McKenzie Walters – Planning/Building Codes
The County also works closely with the Oregon Department of Land Conservation and
Development (DLDC) and Business Oregon. The state representatives assigned to this
project are:
Name
Jon Jinings
Tamra Mabbott
Leigh McIlvaine
Brian McDowell

Affiliation
DLCD
DLCD
DLCD
Business Oregon

Wallowa County Commissioners upon initiating the Economic Opportunity Analysis
(EOA), appointed a Citizen Technical Advisory Committee made up of representatives
of various economic sectors active in the County. Those TAC members are:
Name
Kelly Birkmaier
Rob DeSpain
Michael Junkins
Lisa Dawson
Natalie Millar
Katy Nesbitt

Affiliation
Rancher
Real Estate Broker
M. Crow Company
Northeast Oregon Economic Development District
Terminal Gravity General Manager
Freelance Journalist

Special Thanks to Jeffrey Phillips Photography for use of his photo, “Spring Storm on Tick Hill.” This and
other photos of Wallowa County are viewable at https://jefferyphillipsphotography.com/wallowa-county/
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Executive Summary
The following Economic Opportunity Analysis was completed for Wallowa County as
one of the first two counties to participate in this new process under the authority of
Senate Bill-2. Any new process necessarily presents challenges; however, the arrival of
the Covid-19 pandemic in March of 2020 presented a major impediment. Because this
project has a statute-prescribed outcome, the process works best with fully engaged
citizenry and community leaders. The required outcomes include six specific tasks that
were all completed and that follow in this document. These tasks are:
Task 1:
Task 2:
Task 3:
Task4:
Task 5:
Task 6:

Trend Analysis
Public Process
Site Suitability Analysis
Inventory of Suitable Sites
Implementation Policies, Projects
Final Draft EOA & Goal 9 Plan amendments

Unfortunately, the reality of state and national mandates prevented large public
gatherings and thus limited the public engagement possible. Nonetheless, Wallowa
County was able to conduct several socially distance Technical Advisory Committee
meetings, hold public drop-in sessions for interested property owners throughout the
County and reach out to interested property owners to refine their interests in a zone
change to support employment lands.
Wallowa County conducted a customary Goal 9 economic analysis despite the intent of
Senate Bill 2 to give the eight most rural eastern counties the ability to re-zone up to 50
acres outside the standard administrative process. This Department of Land
Conservation and Development requirement created some confusion for citizen
participants, as they expected to work immediately on the process of site selection of
new properties for inclusion in the employment lands inventory. This gap between
expectations and required process resulted in frustration and complicated the process.
A further complication was a post-hoc decision by the State to cut the budget by 20%
and summarily modify the workplan without the active participation of the partners.
Despite these setbacks, the county and its partners completed the project and met the
deliverable requirements with locally reviewed and approved outcomes that meet the
goal of Senate Bill 2 and fulfills the objectives of the local governments. Five properties
were reviewed, three were selected and two of these parcels are contiguous to
municipalities who not only participated in this process, but fully supported the
outcomes selected by the local TAC. One parcel is not contiguous to a city but less than
1 mile from a city limits and compliments an existing industrial site. No significant
resource lands were recommended for inclusion and all parcels were marginal lands or
irrevocably committed to employment land development by location and economic
opportunities in the County.
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WALLOWA COUNTY
Planning Department
101 S River Street #105
Enterprise, Oregon 97828
541-426-4543 ext. 1170
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REPORT

APPLICANT:

Robert Clint Johnson
2334 SE 45th Ave.
Portland, OR

OWNER:

Same

REQUEST:

To rezone 20 Acres of a parcel zoned Exclusive Farm Use (EFU)
to Rural Commercial (RC) without State Goal exceptions, as
allowed by SB2(2019)

LOCATION:

The property description is Township 01N Range 42E Section 14
TL 100, Ref# 5145

PARCEL

The parcel contains approximately 34.74 acres. The Zoning is
Exclusive Farm Use (EFU). Access is via Upper Diamond Rd, a
County Road. The parcel is bordered R-1 to the West, UGR to the
North, City of Wallowa Residential to the East, and EFU to the
South.

CHARACTERISTICS:

OTHER INFORMATION:
Exhibits in this packet:
• Zone map
• Excerpt from Wallowa County Economic Opportunity Analysis 2021, p 62-63
• Zone Change application
• Enrolled Senate Bill 2 (2019)
PREVIOUS PLANNING DEPARTMENT AND OTHER AGENCY ACTIONS:
• CUP#18-14
860 KW Solar Array, expired 4/28/2021
• ZP#97-52
Accessory structure for hay and tool storage
• MP#93-13
Created a 3 acre parcel
STAFF COMMENT:
This application is the result of Oregon Senate Bill 2 (2019) (SB2) which was
implemented to help rural counties increase their economic vitality by allowing rezoning
of up to 50 acres of resource-zoned land into employment lands without requiring State
Goal exceptions. SB2 required a county to draft an Economic Opportunity Analysis
(EOA) which included vetting property candidates which had the potential to stimulate
economic activity if rezoned from resource lands to employment lands. This property
was one of three identified in the EOA as viable candidates meeting all of the necessary
STAFF REPORT
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criteria for rezoning. This application (ZC#21-01) is to rezone 20 acres of a 34.74-acre
parcel from Exclusive Farm Use (EFU) to Rural Commercial (RC).
Because this rezone request involves more than 10 acres it is considered a Major
Amendment to the Wallowa County Comprehensive Plan map. The EOA, completed this
year, is under review for adoption by the County as a separate but concurrent proposal.
PROPOSAL:
To rezone 20 acres of a parcel zoned Exclusive Farm Use (EFU) to Rural Commercial
(RC) without State Goal exceptions, as allowed by SB2(2019) and documented in the
2021 EOA.
REVIEW CRITERIA:
Article 5, Public Hearing Review
Article 8, Amendments
Article 15, Exclusive Farm Use
Article 23, Rural Commercial
Article 36, Salmon Habitat Recovery
and other applicable zoning ordinances or goals of Wallowa County Land Development
Ordinance and/or laws of the State of Oregon.
ARTICLE 5, PUBLIC HEARING REVIEW
SECTION 5.025, NOTICE OF PUBLIC HEARING:
01.

Public Hearing Review requires notice of hearing be given to all owners of
property lying within:
[…]
C.
Five hundred (500) feet of the exterior boundary of the subject property
where the subject property is within a farm or forest zone.
The Director will provide notice to other parties should it be determined their
interests may be affected by the proposal or they have other need for notice. The
notice shall be mailed or otherwise delivered no later than ten days prior to the
hearing date.

02.

Notice of public hearing shall be placed in a newspaper of general circulation no
later than 10 days prior to the hearing date nor greater than twenty 20 days prior
to the hearing date.

03.

Notice of public hearing shall be posted on the Wallowa County Courthouse
Public Notice Board no later than 10 days nor greater than 20 days prior to the

STAFF REPORT

ZC#21-01
October 26th, 2021 – Planning Commission
Page 2 of 7

PC Packet Page 31 of 42

hearing date.

ARTICLE 8, AMENDMENTS
SECTION 8.010, PURPOSE: The purpose of this article is to provide for change in
needs, desires, and rate of development in Wallowa County. Revisions to the land use plan,
to the text of this ordinance, to the land use plan map, and to the zoning map affecting areas
more than ten acres in size will be regarded as major amendments to be processed as a
legislative action. Small tract zone changes on areas less than ten acres in size adjacent to
the proposed zone will be regarded as minor amendments to be processed as Quasi-Judicial
actions.
SECTION 8.015, AUTHORIZATION TO INITIATE AMENDMENTS:
Amendments may be initiated in one of the following ways:
01.

By resolution of the County Court referring a proposed amendment to the
commission.

02.

By action of the Planning Commission.

03.

By request of the Planning Department said request relating to actions deemed
necessary to bring the zoning map or land use plan map into compliance with
state law.

04.

By petition from a resident or residents of Wallowa County and/or owners of land
within Wallowa County - said petition must be accompanied by the appropriate
fee.

SECTION 8.020, AMENDMENT REQUEST CONTENT: Requests for major and
minor amendments shall be filed with the Planning Department. Requests shall include
the following information:
01.

Party initiating the amendment.

02.

In the case of an amendment to the land use plan or text of this ordinance, the
portions that are to be deleted, if any, and the proposed replacement or addition.

03.

In the case of an amendment to the land use plan map or zoning map, the request
should identify the areas to be directly affected by the current map classification
or zone.
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04.

Statements demonstrating compliance with the applicable review criteria of
section 8.025.

SECTION 8.025, REVIEW CRITERIA: Requests for amendments shall be reviewed
for conformance to the applicable criteria:
01.

Major amendments shall meet the following:
A.

The proposed amendment is in conformance with statewide planning goals
and guidelines and other applicable state laws.

B.

The proposed amendment is in conformance with all other elements of the
land use plan and land use plan map.

C.

The proposed amendment is in the public interest and serves the purpose
and intent of the local planning process.

[…]
SECTION 8.030, NOTICE OF HEARING:
01.

Notice of public hearing before the Planning Commission for the purpose of
considering an amendment brought forth under this article shall be published in a
newspaper of general circulation for three consecutive weeks prior to the hearing
date.

02.

The notice of public hearing shall be designed to reasonably inform the public of
the nature and intent of the proposal and shall, at a minimum, contain the
following information:

03.

A.

Date, time, and place of the hearing.

B.

Party initiating the amendment.

C.

General description of the proposed amendment and notification to the
public of the hours and place where the amendment can be reviewed in its
entirety.

If the proposed amendment is determined by the Planning Department to affect a
limited area of the County, mailed notice of the hearing shall be provided to all
owners of property directly affected by the amendment and to all owners of

STAFF REPORT
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property lying within:
[…]

C.

[…]

Five hundred (500) feet of the exterior boundary of the subject property
where the subject property is within a farm or forest zone.

In addition, mailed notice of the hearing shall be given to all parties the Department may
have reason to believe are substantially affected by the proposed amendment. Mailed
notice of hearing shall be provided no less than 15 days prior to the hearing date.
SECTION 8.035, AMENDMENT REVIEW PROCESS:
01.

Amendment proposals brought forth under this article shall be conducted in the
manner prescribed in the conduct of hearings ordinance unless supplemented by
rules adopted prior to the commencement of the evidentiary portion of the
hearing.

02.

At least two public hearings shall be held on a major amendment unless it is
deemed by the Planning Department that a joint meeting by the Planning
Commission and the County Court is sufficient.

03.

The Planning Commission shall hear and review the proposal for compliance with
the applicable review criteria. The Planning Commission shall adopt findings of
fact demonstrating the proposals compliance or non-compliance with each review
criterion. The Planning Commission shall place the findings, conclusions, and
recommendations in writing and forward the same to the County Court.

04.

Following receipt of the Planning Commission's recommendation, the County
Court shall, within 90 days, hold a second public hearing. Based upon testimony
taken at the second hearing together with the Planning Commission’s
recommendation and testimony from the first hearing, the Court shall adopt
findings demonstrating the proposal’s compliance or non-compliance with the
applicable review criteria. The decision shall be set forth in writing and shall
specify findings and conclusions of the Court.

05.

The County Court may, at its own discretion, hold both of the required hearings.

ARTICLE 15, EXCLUSIVE FARM USE
SECTION 15.010, PURPOSE: The purpose of the Exclusive Farm Use (EFU) Zone is
to protect and maintain agricultural lands for farm use, consistent with existing and future
STAFF REPORT
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needs for agricultural products. The EFU zone is also intended to allow other uses that
are compatible with agricultural activities, to protect forests, scenic resources and fish
and wildlife habitat, and to maintain or improve the quality of air, water and land
resources of the county. It is also the purpose of the EFU zone to qualify farms for farm
use valuation under the provisions of ORS Chapter 308. The intention of the Exclusive
Farm Use Zone is to guarantee the preservation of the areas classified as farm use free
from conflicting non-farm uses.
The EFU zone has been applied to lands designated as Agriculture in the Comprehensive
Plan. The provisions of the EFU zone reflect the agricultural policies of the
Comprehensive Plan as well as the requirements of ORS Chapter 215 and OAR 660-033.
The minimum parcel size and other standards established by this zone are intended to
promote commercial agricultural operations.
ARTICLE 23, RURAL COMMERCIAL (R/C)
SECTION 23.010, PURPOSE: The primary purpose of the Rural Commercial Zone is to
provide a district for a limited number and type of commercial enterprises which depend
on proximity to major streets or arterials for trade or transportation, require lot sizes larger
than are typically available within Urban Growth Boundaries, and are compatible with
surrounding areas.
SECTION 23.015, PERMITTED USES: In the Rural Commercial Zone the following
uses and their accessory uses are permitted in accordance with Article 3, Ministerial
Review:
01.

Farm uses and associated accessory buildings.

02.

Single-family dwellings.

SECTION 23.020, BUILDING AND ACTIVITIES PERMITTED
CONDITIONALLY: In an Rural Commercial Zone the following uses may be
established, subject to the requirements of Article 9, Conditional Use Permit:
01.

Public/private outdoor recreation facilities.

02.

A casting foundry with associated retail sales.

03.

Home-Based occupations as described in Article 35, Home-Based Occupation.

04.

Commercial activities in conjunction with farm use.

STAFF REPORT
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05.

Office spaces.

06.

Structures and facilities for non-profit agencies and governmental agencies
rendering specialized services not involving retail trade with the general public nor
maintaining a stock of goods for sale.

07.

Assembly/meeting halls owned by non-profit organizations, churches, and other
buildings of worship.

08.

Private and public stables.

09.

Horticultural nurseries and commercial greenhouses.

10.

Limited expansion or remodeling of those structures in non-conforming use
existing as of August 1, 1985.

11.

Mini-storage facilities

12.

Other commercial activities with impacts similar to activities conditionally
permitted above.

ARTICLE 36, SALMON HABITAT RECOVERY
The application shall satisfy the pertinent criteria of Article 36, Salmon Habitat
Restoration.
PLANNING COMMISSION RECOMMENDATION (TO THE BOARD OF
COMMISSIONERS):
To be developed at the hearing.
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JOHNSON ZC#21-01 - ZONING MAP
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JOHNSON PROPERTY – WALLOWA – Assessor Code: #5145
Proposed Acreage: 15-20 acres
The Johnson property is approximately 35.74 acres adjacent to the Wallowa High
School Football field. The parcel has frontage along Bear Creek Road, which is the
major access point into the Wallowa Mountains from the City of Wallowa. The subject
parcel is subject to seasonal run-off roughly in the center of the parcel running south to
north. The frontage on Bear Creek Road offers an employment land opportunity as this
parcel could be developed in conjunction with live-work (mixed use) opportunities and/or
offer some commercial services for Tourism-recreation related activities along Bear
Creek Road.
The following factors will be considered by the Technical Advisory Committee in final
deliberation and selection of parcels.
Figure 18: Johnson Property Map

62
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Site Suitability: (Johnson, Wallowa, ID# 5145, 20 acres +/-)
Location: Parcel is contiguous to the City of Wallowa city limits and UGB. Current use
------------------------------------------of the property is grazing and
the high school football field. This parcel is gently sloping
to the north and is generally a flat site that could be a suitable mix- used development
site to address employment land needs.
Infrastructure: City services are not currently provided to the property. Power is
provided by Pacific Power and readily available at the property. The owner currently
holds water rights to Bear Creek.
Road Access: City streets provide access to the parcel. The parcel is served by Bear
Creek Road, which is a major collector and arterial from up river to town as well as
Upper Diamond Road.
Topography: This property is generally flat occupying a gently sloping site with
excellent views of the Wallowas and the surrounding terrain.
Surrounding Land Use: Existing properties are either residential or open grazing lands.
Special Considerations: The parcel has seasonal wetlands, which should be excluded
from any employment lands designation on this parcel. It is conceivable that
development could occur in a compatible manner with the wetland set-asides, so this
land could be part of a campus development should such a proposal be developed. This
parcel should be considered by both the City of Wallowa and Wallowa County for
inclusion within the city limits on an as needed basis for desirable development in the
City. One option for the city and county would be to adopt an overlay zone for “future
urban” or recreational use. Then the land could be served by sewer and water once
annexed.

Wallowa County Economic Opportunity Analysis

63

PC Packet Page 39 of 42

October 4, 2021

PC Packet Page 40 of 42

80th OREGON LEGISLATIVE ASSEMBLY--2019 Regular Session

Senate Bill 2
Sponsored by Senators COURTNEY, BENTZ, HANSELL (Presession filed.)

SUMMARY
The following summary is not prepared by the sponsors of the measure and is not a part of the body thereof subject
to consideration by the Legislative Assembly. It is an editor’s brief statement of the essential features of the
measure as introduced.

Allows listed eastern Oregon counties that undertake economic opportunity analysis to designate up to 50 acres outside urban growth boundaries for industrial and other employment uses
notwithstanding statewide planning goals related to agriculture, forest use or urbanization. Excludes
high-value farmland. Requires county coordination with State Forester and nearby cities.
1

A BILL FOR AN ACT

2

Relating to employment opportunities in eastern Oregon; creating new provisions; and amending

3
4

ORS 197.714.
Be It Enacted by the People of the State of Oregon:

5

SECTION 1. Section 2 of this 2019 Act is added to and made a part of ORS chapter 197.

6

SECTION 2. (1) As used in this section:

7

(a) “Economic opportunity analysis” means an analysis performed by a county that:

8

(A) Identifies the major categories of industrial uses or other employment uses that

9

could reasonably be expected to expand or locate in the county based on a review of trends

10

on a national, state, regional or county level;

11

(B) Identifies the number of sites by type reasonably expected to be needed to accom-

12

modate the expected employment growth based on the site characteristics typical of expected

13

uses;

14

(C) Estimates the types and amounts of industrial uses and other employment uses likely

15

to occur in the county based on subparagraphs (A) and (B) of this paragraph and considering

16

the county’s economic advantages and disadvantages, including:

17

(i) Location, size and buying power of markets;

18

(ii) Availability of transportation facilities for access and freight mobility;

19

(iii) Public facilities and public services;

20

(iv) Labor market factors;

21

(v) Access to suppliers and utilities;

22

(vi) Necessary support services;

23

(vii) Limits on development due to federal and state environmental protection laws; and

24

(viii) Educational and technical training programs;

25

(D) Assesses community economic development potential through a public process in

26

conjunction with state agencies and consistent with any categories or particular types of

27

industrial uses and other employment uses desired by the community as identified in an ex-

28

isting comprehensive plan;

29
30

(E) Examines existing firms in the county to identify the types of sites that may require
expansion;

NOTE: Matter in boldfaced type in an amended section is new; matter [italic and bracketed] is existing law to be omitted.
New sections are in boldfaced type.
LC 818
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6
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(F) Includes an inventory of vacant and developed lands within the county designated for
industrial use or other employment use, including:
(i) The description, including site characteristics, of vacant or developed sites within each
plan or zoning district; and
(ii) A description of any development constraints or infrastructure needs that affect the
buildable area of sites in the inventory; and

7

(G) Identifies additional potential sites for designation and rezoning that could reasonably

8

accommodate expected industrial uses and other employment uses that cannot be met by

9

existing inventories.

10

(b) “Industrial use” means industrial employment activities, including manufacturing,

11

assembly, fabrication, processing, storage, logistics, warehousing, importation, distribution

12

and transshipment and research and development.

13
14

(c) “Listed county” means Baker, Gilliam, Grant, Harney, Lake, Malheur, Sherman, Union, Wallowa or Wheeler County.

15

(d) “Other employment use” means all nonindustrial employment activities, including

16

small scale commercial use, wholesale, service, nonprofit, business headquarters, adminis-

17

trative, governmental or employment activities that serve the medical, educational, social

18

service, recreational or security industries and that occupy retail, office or flexible building

19

types of any size or multibuilding campuses.

20
21
22
23
24
25

(e) “Reasonably be expected to expand or locate in the county” means that the county
possesses the appropriate locational factors for the use or category of use.
(f)(A) “Small scale commercial use” means the low-impact use of land primarily for the
retail sale of products or services, including offices.
(B) “Small scale commercial use” does not include use of land for factories, warehouses,
freight terminals or wholesale distribution centers.

26

(2) A listed county that has adopted an economic opportunity analysis as part of its

27

comprehensive plan may amend its comprehensive plan, land use regulations and zoning map

28

to designate one or more sites outside an urban growth boundary that cumulatively total not

29

more than 50 acres of land if the sites were identified in any economic opportunity analysis

30

as additional potential sites for industrial uses or other employment uses in order to allow

31

for industrial uses and other employment uses without requiring an exception under ORS

32

197.732 to any statewide land use planning goals related to:

33

(a) Agriculture;

34

(b) Forest use; or

35

(c) Urbanization.

36

(3) A county may not designate a site under subsection (2) of this section:

37

(a) On any lands designated as high-value farmland as defined in ORS 195.300;

38

(b) Unless the county complies with ORS 197.714; and

39
40
41
42

(c) If any portion of the proposed site is for lands designated for forest use, unless the
county:
(A) Notifies the State Forester in writing not less than 21 days before designating the
site; and

43

(B) Cooperates with the State Forester in:

44

(i) Updating and classifying forestland-urban interface lands in and around the site;

45

(ii) Taking necessary steps to implement or update the forestland-urban interface fire

[2]

SB 2
1
2
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protection system in and around the site as described in ORS 477.015 to 477.061; and
(iii) Implementing other fire protection measures authorized by the State Forester.

3

(4) A county may not amend its comprehensive plan, land use regulations or zoning map

4

under this section to allow a use that would conflict with an administrative rule adopted for

5

the purpose of implementing the Oregon Sage-Grouse Action Plan and Executive Order 15-18.

6

SECTION 3. ORS 197.714 is amended to read:

7

197.714. (1) Notwithstanding the authority granted in ORS 197.713 and section 2 of this 2019

8

Act to allow industrial or other employment use development, [including accessory uses subordi-

9

nate to the industrial development, in areas zoned for industrial use,] when a county or its designee

10

considers action under ORS 197.713 [(1)] or section 2 of this 2019 Act for land within 10 miles of

11

the urban growth boundary of a city, the county or its designee shall give notice to the city at least

12

21 days prior to taking action.

13

(2) If the city objects to the authorization of industrial or other employment use development

14

under ORS 197.713 or section 2 of this 2019 Act, the city and county shall negotiate to establish

15

conditions on the industrial or other employment use designation, development or changes in the

16

development necessary to mitigate concerns raised by the city’s objection.

17

[3]

