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BEFORE lAE BOARD OF COUI{TY CCITIFIISSIONERS

FCIR COLU!'IBIA COUNTY, ORE@N

In the l{atter of Arnending the
Oonprehensive plan Map and
Fezoning 5.07 Acres frcrn
Rrral Residentiat (RR-5) to
Resource frdustrial-planned
Develotrment (RIpD)

oRDTMNCE t'to. gg-10

Ihe Boarrl of County Ccnnrissioners for Colunbia County, Oregon ordains asfollows:

SECTION 1. ATIIIIORTlY

this ordinance is adopted pursuant to ORS 203.035, 215.050 and 215.223.

SECTIOTV 2. TIlT.E

this ordinance shall be known as ondinance No. gg-r0.

SECTION 3. PIIRPOSE.

The purpose of this ondinance is to rezone 5.07 acres of 1and frcm RR-5to RIPD.

sEclntoN 4. AI,IEND,IENI OF COIIPRUIENSWE PIAN MAP.

Ttx Iot Size

T3t{, RzW, Section 24,

)
)
)

)

)
)

)

The .Ccnrprehensive flan_ t'tap ls hereby anended to change the Conprehensive
l19n Designation for the folloning pardels frcm Rrral Residential to Ruralfndustrial:

#030-00100
#030-00201
#030-00200
#030-00300
*030-00301
*030-01801
#030-01800
*030-04s00
*030-04600
* 02000

0.20 acres
0.57 '
0.13 ,'

0.33 n

0.23 n

0.85 n

0.95 n

1.00 '
0.06 n

0.84 nT3N, RZW, Section 24,

sEemoN 5. REZONE.

- - - Tlt" zoning llap is hereby anended to change ttre zoning designation for thefollowirg lnrcels fron nrrat Residential tn{_St to zurai fnOistrial_planned
Develognent (RIpD):

ORDIMNCE lqf,. 88-10



T3N, RA{, Section 24r

T3N, R?{, Section 24,

Tax lot Size

,20
.57

.33

.23

.95

.96

.00

.06

.84

#030-00100
*030-00201
#030-00200
f030-00300
f030-0030r
#030-01801
#030-01800
#030-04s00
#030-04600
# 02000

act€s

.13

0
0
0
0
0
0
0
1
0
0

In support of ttris aren&nent and rercne, the Board adopts the Findings ofFact and Conclusions of Iaw attached hereto, labeled Dfiibit "a"- andincorgnrated herein by ttris reference.

sEqmoN 5. T.INDII\GS AAID CONCLUSIONS.

sEc?roN 7. EMERGEITY

this ordinance beinq funnediately necessary to maintain the public health,slfety and r*elfa-re' an srergency is beclared t-o exist and ttris ordinance takeseffect inrnediately upon its aOoption.

ADPTED this $tfr day of ' 1988.

BOARD OF COT]I{TY COI.,IMISSIONERS
FllR COLU!tsIA COUNIY, ORE@N

\

By:

Attest:

B1r:
By:

By
/l

First &adirg:
Second Readirg:
Effective hte:

l04q-?t
/(\- tq-r9
ln-tq- P?

ORDIMNCE NO. 88-10
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BETORE ITIE @I,NTY PIAT.INII\E CO+{ISSIOI.I
FOR @UXAIA COUNTY STATE OF OREGON

In the I'latter of the 4plication)
of Colunbia County for a )
Ccnprehensive PIan lnerdnent l
and Proposed Zone Change frun l
Rrral Residential to bsource )
Industrial Planned Evelogrent )

Findings of Fact,
Oonclusiors of [aw,
t Fcqrmerdation

I REqJEST

Ttre proposal is .to desiinate ttre following described properties
as Rural Irdustrial. The reguest is based upon ttte fact the
properties are unsuitable for further residencial uses. the
policies for Rrral Irdustrial areas are irplarented throgh the
r.rse of the Esource Industrial Planned Evelognent Zone.

Thx tot Sia

T3N, R2W, Section 24, 1030-00100
030-00201
030-00200

333:33331
030-0r801
030-01800. 030-04500
030-04600

T3N, RZt{, Section 24, 02000

DESCRISTTON

0.20
0.57
0.13
0.33
0.23
0.85
0.85
1.00
0.05
0.84

acres

The properties are laated beBreen tJre Oolrmbia Rirrer Highnay to
the rrest, the railroad tracks to the east, Johnsonrs Iardirg
Road on the t$rth ad ttultncmah Oolrty line qr tlre south. Ittis
described area is approxinately 31600' lotg, by 85' side m the
north end and l50r wide qr the south. the total land area to be
rezoned is 5.07 acres. the other properties in ttris described
anea are zoned Sisting Gtrnercial and are rpt affected by this
request. See the attacired'n:g for additlanal infonrntion.

Land uses ln the strip include a senrice stationr business
offie, nptelr restaurant, ard rncbi.te lue @utt' all of wttictt
are zoned Dtistirg Oqnnercial. T\rc (21 of, the parcels zoned re-
sldential are in omercial use. Tax tot 101800 is a cqnrprcial
nursery sales lot and tax lot A102000 has been r.rsed for a fntit
stand. the parc.el stlll contains an offie and coler. Bd
tlinkler ourpr of tbx tot t02000 llsts the lard u!€ ixt a warrF
house. Residential uses in Ehe strip i.nclnde both single fanily
dbeUings and drplexes.



'-unbia County
LsA t Zme Change
Staff eport
July ll, 1988
Page 2

Ihe gnall parcel sizes, specifically the narrcu width, timits
the use of parcels for single fanily hqnes.

The Columbia River Highway will soon be widened to four (4)
lanes. the widening process will reduce the ac.,cess points onto
the highway. Also, there uill be fill added in certain areas,
rfiere the roadway is higher than the adjoining properties. It
is evident ttre iropertils, located betwLen the raiiroaO tracks
and the Colunbia River Higlrnay, are rpt suitable for nrral resi-
dential uses, based upoo locatiqr. In addition, the very size,
limits the space for a r.ellr septic and trcmesite. ltre third
factor is the mix of oanrnercial uses existing in the strip.

POTNffIAL I.ISES

The most likely uses are those deperdent on a higtrway for sup-
port. The widenirg of the higtnay will furttrer impact the resi-
dential uses qrrrently found betueen the higlnray and the rail-
road. Present c.cnrnercial uses may also be impacted by the road
widening. there will be m parking in front of the rmtel and
nestaurant. Other businesses, such as the gas station and Ehe
ours€EJr will rpe be fupacted by the widening. Ttre industrial
classification will relive crertain buitdirg crnstraints. It, may
,necessitate the aggregating of lots for sufficient size to
build. llorever, setbacks can be established by the plannirg
Ccnnrission.

II. CI)(JNTY Zq{I!IG CRTIERIA

A l,tajor llap !ren&nent is a t$o (2) step process. Section 1502.1
of the Col"uubia County Zoning Ordinance states the Columbia
County Planning Ccnnrission may resrrerd approval of the Eajor
l{ap lrcndnent to the Board of Cqnnissioners, prorrided the CdrF
rnission firds. adequate erridence has been presented at a prblic
hearirg substantiatirp the follorirg:

l. The propced Zcre Change is cor:sistent wittr the policies of
the Ccnprehensive Plant

2. Ttre prcposed Zon€ Change is consistent uith tlre Statewide
Plannirg Goals; and

3. The property and affected area ls pnesently prorrided sith
adegnte facilitles to support the use.

the Board of Oqmissiqrers ray git e final 4proval of a itajor
l{ap Ao€ndnent prorrlded they also fird adeguate erridence tns beert
presented to substantiate the abotr€ three (3) items.

Also, anendnents to Oolurbia Countytg ackrptrfedged plan and land
use regulatisrs m.rst be received by the bpartnent of tand Csr-
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, (' lrnora eunty
\-A t Zorn Gnnge
Sraff hporlt,
July ll, l9B8
hge 3

senratiqr and bvelognent at least 45 days prior to Ehe scfiedul-
ed final prblic hearing.

The county's Goal ancl Policies for Rural rndustrial planned
Evelognent are:

I Designated as Rural Industrial in the plan those lands
whictr are currently beirg utilized or wtrich are nrcc{fnized
as being needed to actcnnodaee nrral and natural nesource
irdustries.

rnprenent tlre Rrral rndustrial plan designation tirough_ t}re
use of a single Esource Irdustrial Planned Evelognent
Zone.

3 Restrict industrial develogrent on tand zoned Resanrce
Irdustrial Planned Evelognent to those uses which:

A- Are rpt generally labor intensive;
B. Are land extensive;
C. Are laated with adequate rail nd/or vehicle and/or

deep water port arfr/or airstrip actess;
D. Ccnplenrent the character and develognent of the

surrounding areat
E. Are corsistent with the nrral facilities and senrices

existing an{,/or planned for the arneai and,
F. Will nct rcquire facility ar$/or senrice irprorurents

at p.rblic expensei or,
G. Are not apprqriate for location wiEhin urban ftou'th

bundaries dr.re to their hazardous nature.

the propcal is deqned to be onsistent with nost policies
for designatirg lards Rrral Irdustrial. lhis follor,r the
goal to prorride for industrial derrelogrent qr nrral lands
chen $ch derrelognent can be stpnn to srpportr utilize, or
in sm manner be dependent rpon the natural resourges of
the arA. ttre deraelognent aiong the strip is dependent
upon the higfray. futune use of the lard is expected to be
related to highway traffic as qpced to residential uses.

It is rnt propced t}rat nses rculd be labor intensirre, due
to the size lirnitatiqr. ltris also rparur the use can not be
land extensive. ltris is slightly ontrary to the policy.

Tte properties do have adequate vehicle .rccessi the facili-
ties and senrices ln the area ar€ deguate and rp inprove-
ments are tpe$iary. Ihe progeed uses could be appropri-
ate for locating yiUrin t}re Scappce thian Grorth Bound-tty. It ls unkrp*n tf any uses rculd be of a hazardor.rs
nature.

Findings are that the proposat may rnt be onsistent with
trc (2) of the policles.



f' ,unbla Gxncy
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Tte 6unty's Plan is consistent with the Stateside Plannirg
Goals; therefore that req.rirenrent has been addressed.

The third findings is that, Che properties have adeqtrate
facilities to support the use. The only proposed use for
the area was the cpnstruction of a mini-storage buifdirq.
This has rpt been onstnrcted. Dristirg facilities in the
area are adeqr.rate for this use.

III. CDI\CIUSIOI{ & REI}IMENDATICN

Colunbia Aounty does nct have a nrral stnrercial zorle. the CcrF
prehensive PIan. recognizes fifty-five (55) parcels outside of
urban gro*th boundaries' that are ccnmitted to sone tlpe of cqrr
mercial activity. Ttrese parcels are zoned Existirg Ocnnercial,
a zone that assures tlre continuation and limited expansion of
these "lawful'accivities, regardless of type ard location.

This zoning prohibits any new corrnercial activities in the
county, sinply because an applicant cannot reguest a zone charpe
to D<isting Cannercial.

the Oornty has recognized a need for a nrral snnercial zone.
This need was further heighLened nhen it was brought to the
Countyrs attention the existence of a small arear oow zoned
Ruial bsidentialr that cannot likely develop for future resi-
dential use.

A Rural Ccmnercial Zone has been drafted. Horever, the DLCD has
stated that srch a zone cannot be ilplenented within five (5)
miles of an existing urban grorth bornclary. Ttre Oounty Planning
Conmission requested tiat, the Oounty pursue anendirg the
Ocrnprehensirie Plan and Zonirg Ordinance to change the Rral tand
Use Designaticr for the lards stptnr m the attadted rnap to a
ccrnercial or .industrial use.

Section 1502.3 of the Cor:nty Zoning Ondinance allorp tlre Plah-
ning Comission to substiEute an alternate zorp if it's determirr
ed tltat another zae will deguately allow for the propced uses.

In this caser l @lrm€rcial use best fits $e need. the change
to a Rural @nter District vas also onsidered. the uies per-
mitted fit the area but are also tjre s.me uses that U.CD ttas
found to be tnappropriate for areas qrtside of U3Bs. ltre Rrra1
Center Distrist, is interded for applicat,ion to isolated rural
settlenent-s. ltris arca being considered is tm clce to Scap-
p@se to be a Frral @nter.

In conclusion, iC is evident the long narrow strip of land,
varying frcn 85f to l50r in uidth, is not suitable for future
residential uses. Different approactres have been invest,igated.
Ttere ar€ rrct any god solutions available. Ihe area des fit



, !' 'LmDra Ucuncy
L .r t Zone Charge
Staff Eport.
July ll, 1988
hge 5

some of Bhe policies for designation as Rrral rndustriar but
also lacks sme of the necessary qr.ralifications.

rhe staff is suppor:tive of submiteir:g the Zone ctrange request totie Board of Oqrmissioners, for ttreir approval and to tlre bpart-
ment of tard consenration e Develognent for tJreir cqnnents. rhe
DLCD is arrarc of ttre area and rnay be able to offer gnridance on
ways to accrannodate the ot*ner's wishes. rf ch€ proposal is deni-
ed the properties can only be addressed cn a case by case basis.

IV. ATTACM{EI\IIS

Maps
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COTUMEIA COUNTY
IAND DEVELOPMENT SERVICES

ootfit€t rt
tt. t{tltt€, ott@il gmrt

rxo{ (!6f trr.trot

October 19, lggg

ID:

8]R0t{:

$JBJET:

I

Board of Oonnissioners
.Iohn Knightr Oolrty Courcil

Bt?arr Christian ,W
Corprehensive t$ Arendnent/Zone 

_Clrange requestpropeft,ies tocate<r so'rh oi ci-dity ot-*fu= for

For {nr= rncnths rprr different 
- Lt' designatio.s have beenproposed for tF .p.op"rties ditlr of- Ur-Cit-of Scappose beurreen

Srr#. ##F*,iT :b HHr,Hffi" ft
''re 

DrcD s*ff q'ents to the progcar ar€ tiat rc have rpt adeq'ate-rv addressed n- izit-.rl-d-b," nori"ii- ior oesignarirs lads.tL5irJffi$i;i ali?i"ai.,g" i;;; i* *"nted ro &
ffi'H;f'ilmfi5:* Pran blicies for bgource frrdustrial

Des ignated as a."1 rndustrial in the plan those randswhictr abe curhenuf Llni-"iiii""o 
91 r*,iar-are- necognized!s betrp rEeded 6 qi""o"L nrral a'd naturar resourcelndustrles.

Estrlct tndrrstrial deverogrent _qr larrd zdEd Er*eIndustrlal pliln€d brr"log.d;t" tr*" nses rtricfi.

tr pt_gernnlly labor lntenelw;
lr l"rd extonglwi
Arp lcrt€d ,fU, -A"q,rate 

rall anVor whtcle ard/orffi'ffi tr trt:T,f6-ffi;':;^; **roundtry u€a,
Arc cqrststant ,-fU, Ur_rural fclltttcs and ewlescxlstlrp qd./t nrgn"c--eoo*il lnal am,

lltidff" ffiHrtjtt;r- ;;/& *-r; rprovumnrs

triJTileg'n,?L:ffir'#,H: u?ban asrtr,

3 a

A.
B.
c.

D.

E.

F.

tr.



oAR. 660-0{-018 rEcnrl rro *-r.!limited 6'd;t tlTrii[, qecificallv t]Er €mi..d exceprions be
(a) Uses which are the sarreqr the excepticr site; o!* 

the existing tlpes of land r.rses

(b) furaf uses rtrich aro:
(f, qrsistent wltjr Statewide planning Goals;
el will*not oormit djacent or nearbvllori-resoure ,oo; il,m -' resour€ lard b
(3) are anpatibre, rit' adjacent or 

'earby E€ourre us€s.I* follorirg firrtirgs are

The area is botrr hAi* ..__, a

llFi'n ;f.".f-ffiff ** * *lrhe area_rs rcosnizedffiTf# .,-"E;;ffiiffi; c," & tr,. i.oor.,,*,'--i#.. ffE""$*qe:n"xiffi#Lttr}i#ffiqRffiffiqffi
storage. fte
::-" 1-',"{-rlffiofitnTP *t 

-G'l;:,
on.' raru; ;",,"d e.Ear **Ji.Fj Er3r.ffi *fftr""ll*q

ft,-,trfg*1-11r*ffi"dr,T*ff ry;*:3 ," ffii"fr: tr ffiTr*i:#:5ttri."..'L3'.H Sarerg. Itre rrs.ffi*
;ftff^?:"Titr ll,t:, 3 :* qnorslles Ey havrr ro bo

-2-



develognent. T?re restricted area begreen the r_ai'oad Erack ard thehigfrway, ard exisri"r-*il:*n * c"i. bi; u*. Higtrray prwenEschievirg tlre nrral .i"rditi"'i*", ano policies.
The DI.CD letter.r€qLests that OAR 6601g_0fg be.addressed. Itre cri-tr*", tes,ests r*r'--;i;fr excepcions- L-inic"o ro *.i ,r*"

(l) are ensiftent ,lU, q-:btewide plannirg Goals;

::.' ;:il"ffiigj: 
"*racenr 

oi-nl"i6v resource rands ro(3) are €uatiur" rlu,Ei"".na or'ear-{ resource rx;es.
The foltosirn s,.*wide plannirg_ Goals are not appricable: Agriarr_b'rral hnds;'Fr"*"t 

1rq:;-6e.ti"ro"o;; Gnir'* Hisroric; Air,- r€rerand Iard &sources 
-ao'iryi-A;as sroieci 

-ri 
ir"tu""r Disasters ardffffi;*TT"ltffitr! il*ry.t"ti*,-r.rsy conse*"ii* 

",,,0

ffi"l*lff Goals apply: Eco.cny, Hcusirp, R:bric Faciliries ard

ffi ,Pffi' 
"tr I ;.ffi*T.,ff, .ilff.g" 

T" Wtages for enpanditq;rd-cty*tt i.g 
.il 

t -i" base. lredbusiness stnqo ca;;'r"k" ,i*ir* -ar*t"g" of exisringErblic and orivate- iil.stne-. Tt.- G ii 
. 
tr= prcFrry alorgthe -rustl.tFi riii"lrTi' .*r"-uJo;..o ecistirs rrc*i_ries' The rlpe ot nirar'u& *,i"ii €,ilfuriate in rhe area,ilfrff;H*."o*-itl-i*o sales,-?u mc rcq'ire .ury

ffi- tr:$q fi,.n,iry.$ fri=,r,H.lg HL*,il:The potitles are -t" a@,r;a-lp,tofing suppry for a rarue of
:lfn'rT"-: rff 'Hii*fl"." in rhe-."-i-irii"o! iirr zr

f t#;i*titilT,'rnfii.$tr#rTr"ril*:#
uecaul'e ;i $.i:'iil?1tr*,ffi8. ;#frii*fr$ffi
plexee corld rlrt u"-.pr-"on.='.cr,r"n'il oiJ"i*r"nt €nstralnrsard rh€ learton t"mi5i-il'nto"d Li E*o"*road rrack, tcls rpt pooelble b ;r;]t; ho,srrg goals arrr lpriciee.

^ifl,*f,H*"j",*S'i ;4iff tryes fi r*;rllffi:i" ?r$iiil,"##$kbe prcrrlded t"_iiu.n*1e-] J.'*,"'ro"n. dur;.derrelopnent. Anynrrar hrd uses approrrcd 1" 
-th. 

prcpos€d 
".ri-Lur r.rse the exlst_rr{, sewles av_a1-l-abl"l irr;; i" E'-iniiill to nq.rine rharcttv waEer 

"no 
i.or L ;;;;"0"c fo ,"#i'it. area. Rrrrltc

-3-



The purposed uses for the ar€a iue _o,res mE reguiring urban ser-vices. The earrier propcar Has for a RJral'counerciar zone,utilizing r.rses fourd-in- the nrrar 'a!€.lsr. rtri" irrea ss hf;;dropped because sr,rch uses qrld not ocrur wiurin five (at ;ii;;
?: a-11}l -q*tr bo.g.._y. rtp sa,E Gte*ilv or oe"eios,e;rrs proposed for the mr:al inlustrLal use.

rf the criteria in oAR 660-14-0rg can noL be nret, then a
...::x5: excepr,ion rn'st be satisfied. rc-G rnr possibre tolusicuy a reasons. excepticr for the ar3a. Ttre crly -pou"iuiriiv
is to adopt tle findinfi propo€ed in cni" 

-*p"1.

The F"t patr, of oAR 660-lg-018 reg,ires that, qnnitted
, exceptions be linited b n&al uses wtricfi:

(a) will rpt €ilit adjacent resuEce rands tonon-t?soulee use{r, ard

(b) are anpatible with djacent or rcar-by !€source u!€s.

The railroad right-of*ay buffer:s Ehe nrral irdustrial uses fisnthe- agriculturai resour& hrrd t" the east. rt=.= art! rb grblicrailrcd crcsirgs in this .u€a.

To the north t\ere ls an Existing cmnerciar b'siness (gasstatiqt arrl nrral store) anl a cor.rrity ma *rictr ."p"r"1""'irEqnitted exceptions area frm tte rcsoure lands.

I?te lanls lrmredtately to ttp south in nrlEsnatr @unty are usedfor coamercial rcttiities. rtre propert,ieJ to tL r€st arr' a nixof &rral bsidentlal, Dristirg cqmirctal arrt re"ou..* rrdustri-al Planned Evelogrrnnt.

uses propoeed for the onltted orcrptlon atrra, ard t}.e qrlyusos that are suttable- for _tJre--par.cels-, wlll-b" Arp"tible ;iai,djacent .' {rourcs rmds rd wtfi rpt 'onnlt a:-*ine;;oJo""-uses to non-trt{pulqt ult(xto

facilittes can crly be gorrided if the ar€a rrete to be inclrrdedin the Scappose Urban Gn,rtJl Bor.ndarlr.

Llrbanlzat too Itte goal ls to maintaln urtan gtorrth boundariesupon an denpnstrat€d need for lards to be included in theurban area. One of t}te policies is to limit develqgrent qrtsideof urban grorrttr boundaries to densities rfiidr do rrot requite anurban levsl of prblic facllities or sewices. It is the inEentof the County to limit the nrral uses to Ehe sewices that existnow in the area. Ttris is tn lceeping with tlre tural Irdustrialblicy of fimiEing uses to tho€e that are rpt gernrally laborintensive ard are land extrnsirre..
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