
BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR COLUMBIA COIINTY, OREGON

In the Matter of the Application of Summit )
Power Group for a Comprehensive Plan )
Map Amendment andZone Change )
from Primary Agriculture-38 (PA-38) to )
Rural Industrial-Planned Development )

ORDINANCE NO. 2OO7-IO

WHEREAS, Summit Power Group filed with the Columbia County Land Development Services
Department an application for a Major Map Amendment for two adjoining parcels, Tax Lot 8N4W 22 00
200 (30.66 acres) and Tax Lot 8N4W 22 00 300 (25.12 acres); and

WHEREAS, the proposed Major Map Amendment would consist of a Comprehensive plan Map
Amendment changing the subject area from Agricultural Resource to Rural Industrial, a Zone Change
from Primary Agriculture-38 (PA-38) to Rural Industrial Planned Development (RIPD), and would
require taking a Goal 3 Exception; and

' WHEREAS, on June 28, 2007, said Application was deemed complete; and

WHEREAS, notice of the proposed Major Map Amendment was mailed to the Department of
Land Conservation and Development on June 29,2007; and,

\/ WHEREAS, on August 20,2007, the Columbia County Planning Commission held a hearing on
the application and heard testimony from the applicant and interested parties and considered written
materials including the staff report; and

WHEREAS, after hearing testimony and deliberating, the Planning Commission recommended
approval of the application to the Columbia County Board of County Commissioners; and

WHEREAS, on November 7 ,2007, the Columbia County Board of County Commissioners held a
de novo hearing on the application; and
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WHEREAS, the following Exhibits were introduced into the record

Exhibit 1- County Counsel's hearing file containing

1) Notice of Public Hearing (Publication)
2) Affidavit of Publication
3) Notice of Public Hearing (Property Owner Notice)
4) Affidavit of Mailing
5) Board Communication Dated October 25,2007 with the following attachments:

1) Staff Report to the Board of County Commissioners
2) Teevin Parcel Legal Description
3) Port Parcel I Legal Description
4) Application Narrative and Maps PA07-05lZC 07-02

6) Planning Commission Recommendation Final Order PA 07-05lZC 07-02
7) Staff Report to the Planning Commission dated August 21,2007
8) Letter from Elaine Albrich with Legal Descriptions of Teevin Parcel and Port Parcel I
9) Certificate of Mailing, Notice of Decision (Recommendation), dated August 24,2007
10) Notice of Decision dated August 24,2007
l1) Traffic Study and Update received August 20,2007
12) Staff Report to the Planning Commission dated August I0,2007
13) Letter from Elaine Albrich dated August 16,2007
14) Referral Contact List, including the following:

1) Refenal and Acknowledgment Soil and Water Conservation District
2) Referral and Acknowledgment Clatskanie Fire District
3) Referral and Acknowledgment Road Master

15) Limited Power of Attomey and Ground Lease
16) DLCD Notice mailed June29,2007
17) Certificate of Mailing, Notice of Completeness, dated July 3,2007
18) Notice of Completeness dated Jrne28,2007
19) Notice of Planning Commission Hearing dated June29,2007
20) Clatskanie-Quincy CPAC Notice
21) Letter from Elaine Albrich dated lurrc 27 ,2007
22) Letter from Elaine Albrich dated June2I,2007
23) Email from Eric Gjelde dated November 5,2007

Exhibit 2-Email from Eric Gjelde dated November 5,2007

Exhibit 3- Letter from Clatskanie Mayor Diane Pohl dated November 6,2007; and

WHEREAS, after hearing the presentation of the staff report and testimony from the applicant and
interested parties, the Columbia County Board of County Commissioners closed the public hearing,
deliberated on the matter, and tentatively approved the application;
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NOW, THEREFORE,

' The Board of County Commissioners for Columbia County, Oregon, ordains as follows

SECTION 1. TITLE.

This Ordinance shall be known as Ordinance No. 2007-10.

SECTION 2. AUTHORITY.

This Ordinance is adopted pursuant to ORS 203.035, and 197.610 to 197.615.

SECTION 3. PURPOSE.

The purpose of this Ordinance is to approve the application of Summit Power Group for a
Comprehensive Plan Map Amendment from Agricultural Resource to Rural Industrial and Zone Change
from Primary Agriculture-38 (PA-3S) to Rural Industrial-Planned Development (RIPD) for two adjoining
parcels, Tax Lot 8N4W 22 00 200 (30.66 acres) and Tax Lot 8N4W 22 00 300 (25.12 acres). Approval
of the application also requires taking a Goal 3 Exception to the subject parcels.

SECTION 4. FINDINGS.

The Board of County Commissioners adopts findings of fact and conclusions of law contained in
the Staff Report of the Department of Land Development Services dated October 30, 2007, a copy of
which is attached hereto as Attachment A, and is incorporated herein by this reference.
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SECTION 5.

Approved as to Form

of Counsel

First Reading t/ar/a7

007

BO
F

COUNTY COMMISSIONERS
CO

Hyde,

By:

A.

B.

A

The Columbia County Comprehensive Plan Map designation for the subject Area is
hereby amended from Agricultural Resource to Rural Industrial.

The Zoning Map designation for the subject area is hereby amended from Primary
Agriculture-3 8 (PA-3 8) to Rural Industrial-Planned Development (RIPD).

An Exception to Goal 3 is taken for the subject area based on analysis provided in the
Staff Report of the Department of Land Development Services dated October 30,2007.

DATED this 5/4 aay or \Clhutthntlz

C

By:

J

Second Reading : D-5'07 J
/

Effective Date

COL
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BOARD COMMUNICATION
FROM THE I-AND DEVELOPMENT SERVICES DEPARTMENT
MEETING DATE: November T,2OOT Regular Session

TO: BOARD OF COUNTY COMMTSSTONERS

s.ri"#FROM: Todd Dugdale, Director of Land Development

SUBJECT: PUBLICHEARTNG
Plan Amendment I Zone Change
Agricultural Resource -to- Rural lndustrial
Summit Power Group, Applicant

. :.,.;*s.,'i' L. r-'."',''

0cT s s ?$87

DATE: October 25,2007

SUMMARY: Summit Power Group intends to site a power generating facility on
property in Port Westward industrial area near Clatskanie. The initiaisite for the
Summit Power facility, zoned RIPD, leased from the Port of St. Helens, consisted of TL
Map No. 8422-000-00100 (52.85 acres). This site was determined not to be large
enough for the planned facility. The applicant is, therefore, seeking to add the two
adjoining parcels to the power generating facility site; TL No. 200 (aO.OO acres) and TL
No. 300 (25.12 acres), both zoned Primary Agriculture(PA-38). These two PA-38 zoned
properties are surrounded on three sides by RIPD industrial zoned properties. ln recent
years, during two major industrial construction projects for PGE and Cascade Grain,
these two properties have been and currently are being used for construction staging
areas. Given their location near and between major industrial developments, it iJlogical
for the County to re-zone these two properties to RIPD. This Plan Amendment and
Zone Change would make possible the future siting of another large industrial
development in the Port Westward lndustrialArea.

Approval of this Plan Amendment and Zone Change would require the County to take
an Exception to the State Goal 3 Agricultural Lands. As addressed in the staff report,
there are good reasons for the Exception, including that the land is near river dock
facilities, railroad, public and private infrastructure of gas and electricat grids, Port
facility and services. The Exception would result in the clustering of major large scale
industrial uses.

ATTACHMENTS:
1. Board of Commissioners Staff Report
2. Comments Received
3. Planning Commission Recommendation
4. Application & Maps

SUGGESTED MOTION:
I move to tentatively approve the adoption of the Exception Statement and the Plan
Amendment and Zone Change for PA 07-05 IZC 07-02 as presented in the findings,
conclusions and recommendations of Staff Report dated October 30,2007.

ATTACHMENT A
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Srre SrzB:

Section 1502
1502.1(AX1)
ts02.t(A)(2)
1s02.1(AX3)

COLUMBIA COUNTY BOARD OF COMMISSIONERS
Srann Rnponr

October 30,2007
Major Map Amendment

fIB,qRtNc Dnrp: Novernber 7,2007

Frr,BNurunnn: PA 07-05 &zc 07_02

Appr,lcaNr: Summit Power Group; c/o Stoel Rives LLP; 900 SW 5th, Suite 2600; portland,
oF.97204

OwNpR: Port of st. Helens (tax lot 200) & Teevin Bros. Land & Timber co. (tax lot
300)
c/o Stoel Rives LLP; 900 SW 5'h, Suite 2600; portland, OR97204

SlrB LocarroN: Port Wesfward industrial site

Tax Map No: 8N4W 22 00 200 & 8N4W 22 00 300

ZoNrNc Primary Agriculture - 38 (PA-38)

Tax lots 200 and 300 are approximately 30.66 and25.12 acres, respectively

RrQuBsr: A Major Map Amendment consisting of a Comprehensive Plan Amendment to
change property designated Agriculture Resource to Rural Industrial and a Zone Change from
Primary Agriculture - 38 (PA-38) to Rural Industrial Planned Development (RIPD).

APPLICABLE REVIEW CRITERIA:

Columbia County Zoning Ordinance Page

Section 680 Rural lndustrial - Planned Development (RIPD)

Zone Changes (PNZC)
Consistency with the Comprehensive Plan
Consistency with Statewide Planning Goals
Adequacy of Public Facilities

2

2

4

6

t3

Section 1600 Administration l4

APPLICATION COMPLETE: June 28,2007 1SO-DAY DEADLINE: N/A ORS 215.427(6)
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BACKGROUND:

The purpose of this Major Map Amendment is to expand the Port Westward industrial area to
accommodate future development, which is not allowed on Primary Agriculture - 38 zoned land.
The subject property is irregular in shape, generally flat, and undeveloped consisting of farmland
generally used as pasture and hayfield.

The site is surrounded on three sides (north, east and west) by the Port Westward industri al area-
some that is developed and some vacant-and RIPD zoning. The south side is zonedPA-38 and
generally used for agricultural purposes.

The National Wetlands Inventory G\]WD and County Beak maps identify wetlands on the subject
property. The site is also identified as being within major water fowl habitat according to the
County's Beak maps, and zone X floodplain per FEMA FIRM 41009C0045C, dated August 16,
1 988.

Pursuant to ORS 197.610, DLCD was sent notice of this proposed amendment at least 45-days
prior to the first evidentiary hearing on adoption. This notice was mailed lune29,2007.

REVIEW CRITERIAO FACTS' ANALYSIS & FINDINGS:

Columbia County Zoning Ordinance Section 680 Resource Industrial - Planned
Develonment (RIPD)

683 Uses Permitted Under Prescribed Conditions: The following uses may be
permitted subject to the conditions imposed for each use:

Production, processing, assembling, packaging, or treatment of
materials; research and development laboratories; and storage and
distribution of services and facilities subject to the following
findings:

Discussion: Generally, expansion of the Port Westward industrial development falls within
CCZO Section 683. It is not allowed under PA-38 zoning. The desired use is possible under the
RIPD zone, albeit land use permits subsequent to this Major Map Amendment (e.g. Use
Permitted Under Prescribed Conditions and Design Review) would be required. These
subsequent permits are beyond the scope of this Major Map Amendment, and the applicable
design standards would be addressed at the time those permits are applied for.

Continuins with Colu hia Corrnfv Zon s Ordinance Section 1502 Zone Chanses

1

1 Major map Amendments are defined as Zone Changes which require the
Comprehensive Plan Map to be amended in order to allow the proposed
Zone Change to conform with the Comprehensive Plan. The approval of

PA 07-05 &ZC 07-02 2of15
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this type of Zone Change is a 2 step process:

The Commission shall hold a hearing on the proposed Zone
Change, either concurrently or following a hearing on the proposed
amendment to the Comprehensive Plan which is necessary to
allow the proposed zoning to conform with the Comprehensive
Plan. The Commission may recommend approval of a Major Map
Amendment to the Board of Commissioners provided they find
adequate evidence has been presented at the hearing
su bstantiating the following :

The proposed Zone Change is consistent with the policies of
the Comprehensive Plan;
The proposed Zone Change is consistent with the Statewide
Planning Goals (ORS 197); and
The property and affected area are presently provided with
adequate facilities, services, and transportation networks to
support the use, or such facilities, services and
transportation networks are planned to be provided
concurrently with the development of the property.

Final approval of a Major Map Amendment may be given by the
Board of Commissioners. The Commissioners shall hold a hearing
on the proposed Zone Change either concurrently or following a
hearing on the proposed Comprehensive Plan Amendment which
is necessary to allow the proposed zoning to conform with the
Comprehensive Plan. The Board may approve a Major Map
Amendment provided they find adequate evidence has been
presented substantiating the following:

The proposed Zone Change is consistent with the policies of
the Comprehensive Plan;
The proposed Zone Change is consistent with the Statewide
Planning Goals (ORS 197); and
The property and affected area are presently provided with
adequate facilities, services, and transportation networks to
support the use, or such facilities, services, and
transpodation networks are planned to be provided
concurrently with the development of the property.

Discussion: This Zone Change is a Major Map Amendment. The Comprehensive Plan
designation for the approximate 55.78 acre subject property is AGRICULTURE RESOURCE,
which will need to be changed to RURAL INDUSTRIAL in order for the PA-38 to RIPD Zone
Change to be possible in conformance with the Comprehensive Plan.

A.

I

2

3

B

1

2

3
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THE FOLLOWING POLICIES OF THE COIINTY'S COMPREHENSTVE PLAN APPLY TO
THIS PROPOSAL (THOSE NOT LISTED ARE NOT APPLICABLE):

Part II (Citizen Involvement): requires opportunity for citizens to be involved in all phases
of the planning process. Generally, Part II is satisfied when a local government follows the
public involvement procedures set out in State statutes and in its acknowledged
Comprehensive Plan and land use regulations, which has been done for this application. This
is explained further under Part Itr below.

Part III (Planning Coordination): requires coordination with affected governments and
agencies. The County provided notice of the hearing with the opportunity for comments to
DLCD, applicable agencies (e.g. Soil &Water Conservation District and the Clatskanie
R-FPD), the Clatskanie - Quincy CPAC, and neighboring property owners. Any and all
comments as of the date of this report are discussed under COMMENTS RECEIVED below.
The Planning Commission hearing for the Major Map Amenclment request was schedulecl for
August 20,2007 which will be followed by a hearing of the Board of County Commissioners
at a date yet undetermined.

The County is responsible for coordinating the plans of cities in its jurisdiction. However, in
this case, the subject property is not within any city's Urban Growth Boundary.

For quasi-judicial Comprehensive Map Amendments andZone Changes, the County's land
use regulations, ORS 215.060 and ORS 197 .610 require notice to the public and to the
Department of Land Conservation and Development (DLCD) and apublic hearing before the
County P lanning Commission.

Part V (Agriculture): The goal of this part of the Comprehensive Plan is to preserve
agricultural land for agricultural uses. This Major Map Amendment would remove PA-38
zoned land from the County's inventory and though "farm use" is allowed in the RIPD zone,
certain non-agricultural uses are possible and likely given the site's proximity to Port
Westward. As such, this proposal will require an exception to Oregon Statewide Planning
Goal3, as detailed below.

Part X (Economy): generally regards economic strength and diversity in the County.
Though agricultural related practices contribute to the County's economy, industrial
operations do too. In addition, industrial operations typically provide a tax base in greater
proportion to public services provided and result in more permanent jobs. Many residing in
the County commute outside it's borders and industrial land and the jobs it creates helps
balance the jobs to residence ratio (currently in favor of residences). Moreover, it is likely
that the future development this Major Map Amendment will precede, will be for power
generation, which is itself an ingredient to economic growth as a basic service for the public
good.

PA 07-0s &zc 07-02 4of15



Good industrial sites are often determined by factors of their location; this is the case with
Port Westward. As explained by the applicant, proximity to the Columbia River and existing
maritime infrastructure of docks, rail spurs, and private and public utility infrastructure, as

well as the Port's facilities and services, makes the site valuable for industrial and economic
development.

For these reasons, this proposal is in compliance with the goals of Part X.

Part XII (Industrial Siting): discusses industrial land within the County, the economic
ramifications thereof (i.e. need for industrial land), and the County's rural industrial sites,
which includes Port Westward. This part of the Comprehensive Plan also contains the basis
of why the Port Westward site was zoned for industrial use rather then farm. Generally, the
exception to Statewide Planning Goal 3 for agriculture lands, per Goal 2, wasjustified for
Port Westward given need (e.g. economics, employment and the site's unique characteristics)
and irrevocable commitment (pre-existing use of the land before the Comprehensive Plan
was adopted in 1984). This Major Map Amendment will allow expansion of the site and as
explained by the applicant, development of additional industrial uses in this area will create
new and continuous employment opportunities, promote economic growth, and maximize
existing public and private investments. ln other words, this is an expansion of a justified
and important industrial site in the County and thus, this proposal is in compliance with Part
XIII of the Comprehensive Plan.

Part XVI (Transportation): The goal of part XVI is the creation of an efficient, safe, and
diverse transportation system to serve the needs of Columbia Countyresidents. The two
most applicable objectives of Part XVI as it relates to this proposal are: 1) to utilize the
various modes of transportation that are avallable in the County to provide services for the
residents, and 2) to encourage and promote an efficient and economical transportation system
to serve the commercial and industrial establishments of the County.

Three modes of transportation apply to this proposal: waterborne, rail and auto/truck. The
Comprehensive Plan discusses how the Columbia River and its deep water access is one of
the County's most valuable transportation resources. It also mentions that the Columbia is
underutilized for this purpose. ln addition, only certain parts of the County have access to
functional railroads. This Major Map Amendment will provide the ability for rural industrial
expansion of the Port Westward site, which utilizes both the river and rail line. Given the
County's overall dependance on automobiles and trucks for transportation, the ability to use
other modes of transportation lessens the burden on the road. Though roads will continue to
be a means of accessing the site as well, there are other existing options. For these reasons
this proposal complies with Part XVI.

Part XIV (Public Facilities & Services): The goal of Part XIV is to plan and develop a
timely, orderly, and efficient anangement of public services as a framework for urban and
rural development. The applicant responds as follows: "The property is located in the Port
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Wesfward area. Significant investments have been made in the Port Westward area's
services and facilities, including water, sewer, electric, natural gas, and fire protection
services. The area also has existing rail systems and a full-service dock. There are also
public and private energy transmission facitities in the Port Westward area. There is an
existing framework for allowing additional rural industrial development in the area." Staff
concurs with this response as with existing services, expansion of industrial land would be
efficient from a facilities and services standpoint. This proposal complies with Part XIV.

Part XVI (Goal5: Open Space, Scenic & Historic Areas, and Natural Resources): The
purpose of this Part is to protect cultural and natural resources. Three resources apply to this
site: 1) open space, 2) wildlife habitat and 3) wetlands.

Open space is not specifically inventoried in the County, though, most of the County is zoned
PF-76, FA-19 or PA-38 and though the primary intent of this zoning is to conserve resource
lands for resource uses, the zones protect open space as a secondary function. The subject
property is zoned PA-38, but will re-zoned RIPD given successful completion of this Major
Map Amendment. Given the zoning designation alone, open space could conceivably be
compromised. However, in this case, the subject property is already surrounded by RIPD
zoning on three sides. Hence, any impact to open space should be minimal.

With regards to wildlife, the site is identified as being within major waterfowl habitat.
Potential conflicting uses to waterfowl habitat generally apply to removal of water bodies
(e.g. streams and sloughs) and wetlands. The subject property does contain wetlands,
however there is no evidence this Major Map Amendment itself will compromise water fowl
habitat, though subsequent development could. Albeit, any development would be subject to
regulation of the County and other applicable agencies such as the Division of State Lands
and Oregon Department of Fish and Wildlife to address and mitigate any issues.

Finally, and as already noted, the site contains wetlands. The intensity of development
possible on RIPD zoned land is greater than PA-38, however, development would be subject
to regulation of the applicable agencies (e.g. County, Division of State Lands, and the Army
Corps of Engineers) to address and mitigate any impacts. It is likely, any development would
require a wetland delineation to determine wetland boundaries and potential impacts, at the
very least.

As there is no evidence to suggest this Major Map Amendment will compromise the
identified Goal 5 resources on the subject properfy, it complies with Part xVI.

OREGON'S STATEWIDE PLANNING GOALS

Goal 1 (Citizen Involvement): Goal 1 requires opportunity for citizens to be involved in all
phases of the planning process. Generally, Goal I is satisfied when a local government
follows the public involvement procedures set out in the statutes and in its acknowledged
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Comprehensive PIan and land use regulations.

For quasi-judicial Comprehensive Plan Amendments and Zone Changes, the County's land
use regulations, ORS 2I5.060 and ORS 197.610 require notice to the public and to the
Department of Land Conservation and Development (DLCD) and public hearings before the
County Plaruring Commission and Board of Commissioners. By complying with these
regulations and statutes, the County complies with Goal 1.

The County provided notice to DLCD. Agency referrals were sent to the Clatskanie-Quincy
CPAC, Clatskanie RFPD, Port of St. Helens, Soil & Water Conservation District, OSU
Agricultural Office, Clatskanie P(ID, Oregon Department of Agriculture, Natural Resources
Conservation Service, and the County Roadmaster and Assessor. Any and all comments are
under COMMENTS RECEIVED below. In addition, property owners within the required
notice area were notified of the Planning Commission hearing. The first hearing before the
Planning Commission was scheduled for August 20,2007. The hearing before the Board of
County Commissioners will be scheduled after the Planning Commission has forwarded their
recommendation to the Board. The County finds that Goal I has been satisfied

Goal2 (Land Use Planning), Part I: Goal Z,Part 1 requires that actions related to land use
be consistent with acknowledged Comprehensive plans of cities and counties. Consistency
with the applicable provisions of the acknowledged Columbia County Comprehensive Plan is
demonstrated above.

Goal2, Part I also requires coordination with affected governments and agencies and an
adequate factual base. Affected agencies have been notified as explained under Goal 1,

above. The factual base supporting this application is described herein, where both County
and State laws and how this Major Map Amendment applies to and complies with them is
analyzed. For these reasons, the County finds that the requirements of Goal z,Part I are met.

Goal2 (Land Use Planning), Part II: Goal 2,Part II authorizes three different types of
exceptions: (l) physically developed (previously called "built"); (2) irrevocably committed;
and (3) rcasons exceptions, Standards for taking these kinds of exceptions are set out in
LCDC's rule interpreting the Goal2 exceptions process, OAR 660, Division 4. Besides
addressing how a local govemment takes these kinds of exceptions in the first instance, the
rule sets out standards that apply when a local government proposes to change existing types
of uses, densities or public facilities and services authorized under prior exceptions.

In this case, the subject property will be changed to Rural hrdustrial from Agriculture
Resource and will require a Goal 3 exception. The physically developed and irrevocably
committed bases for exceptions are intended to recognize and allow continuation of existing
development. The subject property is not developed, which leaves the reasons exception; the
Goal 3 exception analysis is set forth below.

PA 07-05 & ZC 07-02 7 of15
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Goal3 (Agricultural Lands): An exception to Goal 3 is necessary to approve this Major
Map Amendment. This requires findings for a "reasons exception" pursuant to OAR 660-
004-0020(2Xa)-@ and specifically related to siting rural ind.ustrial development on resource
land outside of an urban growth boundary pursuant to OAR 660-004-0022(3). The following
is the applicant's response (in ttatics) addressing these issues:

The application is not consistent with Statewide Planning Goal 3, but is nonetheless allowed
through a Goal 3 reasons exception under OAR 660-004-0022(3)@ and OAR 660-004-
0020(2) for rural industrial development.

Reasons thal iustifu siting rural intdustrial development on Goal 3 resource land outside the
urban growth boundary include thefollowing:

" [tJ he usewould have a significant comparative advantage due to its location (e.g., near
existing industrial activity, an energy focility, or products available from other rural
activities), which would benefit the county economy and cause only minimal loss of
productive resource lands. Reasonsfor such decisian should include a discussion of the
lost resourceproducttvity andvalues in relation to the county's gainfrom the industrial
use, and the specific transportation and resource advantages which support the
decision. "

oAR 660-004-0022(3)@.

The County's Comprehensive Plan has designated 905 acres of the Port Westward area as a
Goal 3 exceptton. The property is located adjacent to the Port Westward rural tndustrial
area and can take advantage of the location with access to the Columbia River, and the
existing dockfacilities, railroad and urban services, including PGE's Beaver-Power Plant.
Allowingfuture rural industrial development on the Property would benefit the County's
economy by bringing jobs to the areafor construction of a Broject and then a lesser level of
employmentfor the operation and management of anyfacility. The loss of approximately 55
acres of PA-38 zoned land is only a minimal loss of resource land when compared to the
potential benefits of centralizing the County's rural industrial development within the Port
Westward area. There are no non-resource lands within the County that.have competitive
advantages of the Port lllestward area.

Includtng the Property in the Port Westward Goal 3 exception area allows for access to the
existtng services, dock structure and rail system. Further, given the existing transportation
system, the need to construct new roads over resource land is small to nonexistent. Access to
these existing improvements make the Property attractivefor capital-intensive-type use. The
Property historically has been usedfor agriculture row crops, perennial grassland, and
livestock grazing. The County 's /oss of the Property's resource productivity as an
agriculture resource is small when compared to the County's gainfrom thefuture industrial
use centered around the avatlable service and transportation advantages at Port llestward.
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Lfhen considering the Property's location, including tts proximtty to a centralized rural
industrial development area and speci"fic transportation and resource advantages, supports
the County's decision to approve a Goal 3 exception. Thus this application piovides
sfficient reasons to authortze a Goal 3 exceptionfor the Property under OAR 660-004-
0022(3)@.

The reasonsfor allowing the.application are consistent with OAR 660-004-0020 and are
allowed under thefourfactors in OAR 660-004-0020(2). Thefottowing is an evaluation of
thefourfactors in Goal 2.

The reasons set forth above jus;tify why the policies in Goal 3 should not apply tu rhe
Property' The Property is in the Port l[/estward area, which is the larg"si )ural industrial
area in the County. The benefits of allowing a Goal 3 exceptionfor the Property outweigh
the loss of approximately 55 acres of resource land when consiiering that the exception-
promotes a centralized rural industrial area in the County. For this reason and the reasons
stated above, OAR 660-004-0020(2)(a) is satisfied.

There are no non-resource lands available in the County that have the competitive
advantages of the Port Westward area. Other land in the County that wouid not require a
new exception would not have thefacilities and services and access to existing water, rail
and road transpartation systems that is available in Port Westward. When justifying the port
Westward Goal 3 exception, the County noted that industrial land was available in
Portland/Vancouver, Astorta and Longview/Kelso/Rainier. The County alsofound, however,
that Port Westward had unique attributes and has a significant comparative advantage to
improve the County's economy. The Port Westward Goal 3 exception statement in the
Comprehensive PIan provides additional supportfor why non-resource lands are not
available to reasonably accommodate rural industrial development. For these reasons, OAR
6 6 0 -004 -0 0 2 0 (2) (b) is s atisfi ed.

When considering the long-term environmental, social, economtc, and energl,t consequences,
a Goal 3 exceptionfor the Property would not result in more significant adil"rr" impacts
than would typically resultfrom the same proposal located on non-resource land.

The primary environmental impactfrom approving the exception is the eventual removal of
approximately 55 acres offilled landfrom resource use. The Property has been historically
usedfor agriculture row crops, perennial grassland and livestock grazing. The Property has
limited habitat value and has no environmental overlays.

The positive aspects of allowing the exception would be addttionat jobs and the addition of
value to the County's tax base. The extsting PGE facility pays SI.5 [million?] per year in
property taxes to Columbia County and employees 56 people. Addittonal investments and
activities in the area would increase thesefigures.
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Changing the use of the Property would have little direct social consequences. The
additional jobs and tax support for the local government and service would have a positive
impact.

There are potenttal energy savings to centralizing rural industrial development around
existing infrastructure, which includes a deep-water dock, rail spurs and lines, roads and
utilities. New infrastructure will not have to be created elsewhere in the County.

The proposed Goal 3 exception is compatible with other adjacent uses. The Property is
immediately adjacent to the Port VI/estward rural industrial area and is partially owned by
the Port. The property is located neqr the Columbia River, existing dockfacilities, a
railroad, public and prtvate uttlity infrastructure, and Portfacilities and services. The
proposed exception would cluster major large scale industrial uses adjacent to surrounding

farmland. The impact onfarmland would be minimal as the State Department of
Environmental Quality would restrtct and limit pollution of the surrounding land, air and
wlter.

The reasons for allowing a Goal 3 exception are consistent with OAR 660-004-0022(3)@ and
OAR 660-004-0020(2). The County mayfind that a Goal 3 exception is allowedfor the
Property.

Stalf concurs that the above findings as provided by the applicant sufficiently address the
criteria of OAR 660-004-0020(2)(a)-(d) and OAR 660-004-0022(3)@. As such, this proposal
meets the exception requirements to Goal3.

Goal 4 (Forest Lands): The County finds this goal is not applicable. The subject property is
not forest land.

Goal5 (Open Spaces, Scenic and Historic Areas and Natural Resources): This goal
addresses the conservation and protection ofboth natural and cultural resources. There does

not appear to be any inventoried cultural resources. Three natural resources apply to this site:
1) open space, 2) wildlife habitat and 3) wetlands. This is addressed under Part XVI of the
comprehensive plan. As this Major Map Amendment complies with Part XVI of the
Comprehensive Plan, it also complies with Goal 5.

Goal 6 (Air, Water and Land Resources Quality): Goal 6 addresses the quality of air,
water and land resources. In the context of Comprehensive Plan Amendments, a local
government complies with Goal 6 by explaining why it is reasonable to expect that the
proposed uses authorized,by the plan amendment will be able to satisfy applicable federal and
state environmental standards, including air and water quality standards.

The proposed plan amendment and zone change would allow rural industrial uses in addition
to resource uses, as allowed currently. Generally, any future development would be required
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to comply with Federal, State and local laws, which are intended to minimize environmental
impacts. The Clean Water Act and Clean Air Act are examples. Given the standards that
future development would be subject to, the County finds that the requirements of goal 6 are
met.

Goal 7 (Areas Subject to Natural Disasters and Hazards): Goal T deals with development
in places subject to natural hazards. It requires that jurisdictions apply "appropriate
safeguards" when planning for development there.

In this case, there are no specific identified natural hazards. FEMA FIRM Map
41009C0045C, dated August 16, 1988, does identify zoneX floodplain on the site, which is
not subject to floodplain regulations. In addition the property is within Seismic ZoneDI
(formerly zone 3), which applies to building regulations. These would apply at time of
development.

The County finds that the requirements of Goal 7 aremet.

Goal 8 (Recreational Needs): This goal calls for a government to evaluate its areas and
facilities for recreation and develop plans to deal with the projected demand for them. The
subject property has not been planned for recreational opportunities. This Major Map
Amendment will not compromise the recreational needs of the County citizenry and thus,
meets the requirements of Goal 8.

Goal 9 (Economic Development): While Goal 9 applies only to urban and unincorporated
lands inside urban growth boundaries, this Major Map Amendment, will nonetheless, help
promote the County's economic strength. This is explained under Part X (Economy) of the
Comprehensive Plan above. Though technically not applicable, the County finds that the
overall intent of Goal 9 is met.

Goal 10 (Housing): The County finds that Goal 10 is not applicable. Goal 10 applies inside
urban growth boundaries. In addition, this Major Map Amendment will not result in a loss or
gain of dwelling units.

Goal 11 (Public Facilities and Services): Goal 1l requires local governments to plan and
develop a timely, orderly and efficient anangement of public facilities and services. It further
provides that urban and rural development "be guided and supported by tlpes and levels of
services appropriate for, but limited to, the needs and requirements of the urban, urbanizable
and rural areas to be served."

The applicant's response: "Port Westward has developed public facilities and services for
rural industrial development. The area also provides access to the Columbia River by
existing docks, and access to rail transport. Rural industrial development in the Port
Westward area is orderly and efficient in that it groups development around existing services
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and provides the benefits of a planned development area. Thus the application is consistent
with Statewide Planning Goal 11.',

Staff concurs with the applicant and the County finds that the proposal complies with Goal
11.

Goal 12 (Transportation): Goal 12 requires local govemments to "provide and encourage a
safe, convenient and economic transportation system." Goal 12 is irnplemented through
LCDC's Transportation Planning Rule (TPR), OAR 660, Division 12. TheTpR requiies that
where an amendment to a functional plan, an acknowledged comprehensive plan, or a land
use regulation would significantly affect an existing or planned transportation facility, the
local government shall put in place measures to assure that allowed land uses are consistent
with the identified function, capacity, and performance standards of the facility.

In this case, the zaning and potential uses will change. Currently, under PA-38, resource (i.e.
farm and forest) uses and some limited residential uses are allowed generally. Other potential
uses include schools and churches. Aside from schools and churches, these land uses are not
intense and would generally have a minimal traffic/transportation impact. However, once
zoned RIPD, industrial uses would be possible. These uses are rural industrial and though
tlpically land extensive, they are generally not labor intensive (except for perhaps during
construction) so at least personal vehicle traffic is not anticipated to be great.

Only a traffic impact analysis or similar study done by a registered professional traffic
engineer would detail the comparison between potential uses of the fwo zones and whether or
not the traffic generation and other transportation impacts of the RIPD zone versus the PA-38
zone would be significant or detrimental. The applicant submitted atraffic study by Kittelson
& Associates, Inc. indicating the proposal has no significant affect on existing or planned
transportation facilities. Moreover, DLCD, the County Road Department, the Clatskanie
RFPD or any other agency did not express any concern with this issue.

It appears and the county finds that the proposal complies with Goal 12.

Goal 13 (Energy Conservation): Goal 13 directs cities and counties to manage and control
land and uses developed on the land to maximize the conservation of all forms of energy,
based on sound economic principles.

The applicant's response: "The application is consistent with Statewide Planning Goal l3 in
that it will promote consolidation of industrial services in the Port Westward, areaand
conserve energy that would otherwise be expended developing these services elsewhere."

In addition, as already explained in this report, the expansion of the Port Westward site will
help enhance the County's economy, specificallythe north part of the County. This will
provide local jobs and help balance the jobs/dwellings ratio. Currently, many County citizens
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travel outside the County to work. Having more local jobs promotes energy conservation as
it tends to result in less vehicle miles traveled.

For the above reasons, the County finds that the proposal complies with Goal 13.

Goal 14 (Urbanization): The County finds that Goal 14 is not applicable. The proposed
amendments do not authorize urban uses on rural lands or otherwise convert rural land to
urban uses.

Goal 15 (Willamette River Greenway): The County finds that Goal 14 is not applicable.
The site is not near the Willamette River.

Goals 16 - 19 (Coastal State-Wide Planning Goals): These Goals do not apply to Columbia
County as it is not a coastal jurisdiction.

CCZO 1502.1(4) (3): With regards to the affected area and the adequacy of facilities, services
and transportation networks, there is no evidence that there will be any inadequacies for
development or land use subsequent to the Major Map Amendment. Any development would
not be allowed unless there were facilities that could adequately accommodate it. Currently, the
Port Westward area has a water supply system, a water distribution system, electrical services,
and natural gas services. The adequacy of the transportation system is addressed under Oregon's
Statewide Planning Goal 12 above.

Finding 1: This Major Map Amendment is consistent with the County's Comprehensive Plan.

Finding 2: This Major Map Amendment is consistent with Oregon's Statewide Planning Goals.

Finding 3: There is no evidence that the property and affected areaare not presently provided
with adequate facilities, services, and transportation networks to support any use allowed by the
RIPD zone, nor is there evidence that this Major Map Amendment will compromise such
facilities, servi ces and transportation networks.

Continuing with Columbia County Zoning Ordinance Section 1502 Zone Changes

1502 .3 Alternate Zones: lf the Commission determines that a zone other than
the one being proposed will adequately allow the establishment of the
proposed use, the Commission may substitute the alternate zone for
the proposed zone in either the Major Map Amendment or the Minor
Map Amendment procedures.

Discussion: This Major Map Amendment would bring the subject properfy to a designation of
Rural lndustrial and zoning to Rural Industrial - Planned Development (RIPD). This same
designation and zoning surrounds the properly on three sides already, and there is no other
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adjacent designation and zoning other than Agricultural Resource and Primary Agriculture - 38
(PA-38).

Finding 4: Staff does not recommend the substitution of another designation or zone for this
Major Map Amendment request.

Continuing with Columbia Coun8 Zoning Ordinance Section 1600 Administration

1605 Zone Change - Major Map Amendment: The hearing for a major map
amendment shall follow the procedure established in Section 1505,
1502. 1, 15021A and 1502 18. This hearing cannot result on the
approval of a major map amendment. The Commission may make a
recommendation to the Board of County Commissioners that such a
zone change be granted. Approval by the majority of the Commission
is necessary in order to make recommendation to the Board of
Commissioners. The Board of Commissioners hearing on the
proposed zone change-major map amendment will be on the record
unless a majority of the Board votes to allow admission of new
evidence.

Discussion: The Planning Commission held a public hearing on this matter on August 2A,2007
and voted by a majority 6 to 0 to recommend approval of this Major Map Amendment. The
Board of County Commissioners has scheduled November 7,2007 to consider this matter which
will be heard on the record unless the Board decides to open the record for additional evidence.

COMMENTS RECEIVED By LDS:

Clatskanie-Quincy CPAC: (no response)
Port of St. Helens: (no response)
Soil & Water Conservation District: Our board must meet to consider this; we will return
comments to you by July 24,2007 . (no further comment received)
OSU Agricultural Extension Office: (no response)
Clatskanie PUD: (no response)
Clatskanie RFPD; No objection.
Oregon Department of Agriculture: (no response)
DLCD: (no response)
Natural Resources Conservation Service: (no response)
County Roadmaster: No objection.
County Assessor: (no response)
DLCD - 45 Day Notice Sent on 6129/07 - (no response)

No further comments from agencies, citizens or otherwise have been received regarding this proposal
as of the date of this staff report.
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CONCLUSION, & RECOMMENDED DECTSION & CONDITIONS:

Based on the facts, findings and comments herein, the Planning Director and the Planning
Commission recommends approval of this Major Map Amendment to re-designating the site from
Agriculture Resource to Rural Industrial in the Comprehensive Plan and to amend the Zoning Map
of the Columbia County Zoning Ordinance to re-zone the subj ect property from Primary Agriculture
- 38 (PA-38) to Rural lndustrial - Planned Development (RIpD).

ATTACHMENTS:

Application and maps
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TtrEVIN PARCEL
LEGAL DESCRIPTION



EXHIBIT. A

I,EGAI DESCRIPTION

ThaL certain parcel of- Iand situate in Sectlon 22, Townsbtp A North,
Rarrge 4 West of the Willamette Meridian,. Columbia Countyr Oregon, more
particularLy described as follows:

BEGINNING ab bhe one-quareer section corner of Sectj-o\s 22 and 23,
Townsbip 8 North, Range 4 Wesl of. the Willamette Meridian. Columbia
couqcy, Oregon,'
Tbence South 89o
Thence Norelt 00o
Thence South 89o
Thence South 0Oo
Thence North 89o

37,
04'
37'
04 1

37',

o0rr West 2258 -80 feet go the fRuE POINT OF BEGINNING;
OO" WesE, L148.O0 feeEi
Oo" west 960.00 feet;
O0" East 1148.00 feets;
oo', Easi 960.00 feet. Eo bhe TRttE por}ot oF BEGTNNING-

t



PORT PARCEL I
LEGAL I}ESCRTPTION
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PARCDT lll. lr tlrat porttoo of tlrc tollorrlng dcacrlbcd traet lylng soutlcrly ol
ln .ctton ol rlc Un!trdthc 50uur u$G of, ttreg dctcrtb.d tn Notlce of LL' Pendcrrr

strt r of lilrlcr Ilpi. Drn Aho an<l Llruc Aho .t al, rc ttcordGd xrrcl
18, t942 1n Rrcordr of Colqrbla Co,unty. Orcgon, Strrtt ry
at r polnt.rttrlch cr 37 rl.nutil l{c!i 694.6 fccg trol the qurtar
3€ct,ton eornrF b€tr.uqr 22 rn<l 2!, Tomdrlp E $orr,h ol Rrrlg€ I *rrc ol tln
Hll.latrcttr l{crldlrrt, Colqebt. Cowty, OrcAonl ticncc llorth 0 degnccr ga 'rt,rlftar Sctt
422.8 tcrt; tlcnea 8o{rth 89 dcErcpr

,3 fcctl
3? rlnutar t{crt lOtA.? fcrtl tJrcncr lort! a

dogrccr Oc elnutrs Ycot 2297 thcncc tlorcl E9 dtgreer 56 rr$rt r t3tt tt.8
feetl tlrcncr North O dcgt'Gct oa rtnut r TrrE 58?.t ta.t to Coltrbtr Rlrcrl tlrru
Noir,h 56 dcArccs ll tlnutar lfcr! 16?.2 fccti thcnae llotttr {9 dtgrcor 13 rlEutcil Sott
293.3 tcet, tJrcncc lclvtng old Col.uablr Elvcr South 0 dcgrccr t}l rlttutr. tri3t 3t6!.2

. fcetl rhcncc llortJr Ag dcgriu 37 dnutnr Errl 1295 !G.t tt tJt" poTt ol !.rdrgrin,g-

PAIICZL lO.. !r ttrat portton of tllr tollonhg dcocrtbcd taas? fyfne Sotrtf*rly ot
thc soutjl lltr|c of EEGt dcrcrlbed irrfotice of Llr P.ndcnr ln rfi,.l.on of t]. tnttld-
gtaEes of, lncrlca -va- A.tr, Phllttpc, Drn Abo and L1ztl6 Nlo. eg aL, l!.record*d llrlch
16, 19{2 ln Boot 3tl. p&gc 560. Horigqgc Recordc ol ColtEbll CountY, Ortgopl Begt-Ditng
at a point vhlch tl Souttr 89 degrcct 3? FlnuEra fett 1989.6 fect tror t!. qr.r.t r
s€ctton colncr bctl,crn Sccgions 22r rnd 23, TornEhlP I NOdi of ltr,lgc ( l{ctC Ot tjl'
qluanetcc Hcrtdlrn, Colulbla County. Orcgonl tiencc lorti O drgrcct 6{ dJrutcc l.rae
35G3.t tcet to rhc Colu&le Uvert iJtcncc-along rrld rlvtr Uortlt at dtgtcar f3 r{.mrtlt
l{eEr.66.l fteri thchc€ lcrvlag Gaid.rllrcr Soutlr (' dcgrcct o'l rlrrutc. lrrt,{?e.t trrtl
tJroncc $outh Si.degrecr 56 llnutcr.tcrr 219 feety tlrcncc Soudr G dcarr.l O{ rtnutll
Ee.t 3187.8 fecr rc th€ htlf lcctlon tlnc nbrnlnE Easg rnd t{6lt througb Alil 8rgtlo
22i tlrencr [orth 89 drgrcct 3? tirrut r Eut 269 tcct tO t}t. potttt of b.gll'urlng.
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band end Elfoi Jos€ph il,. Rotnnlka, snd AlIe E. RelnnlrE, huabond ari ulfo; fuank Abedlo; '0' J' Poysky and .8va F. Poysky, husbandl and rlfcl Jacob Sletela ancl Joaophlne R!,etala,
husbsnd anal rlfo; Atvld tcauuDkl 6nrl l.lsrjollc Xa1lunkl, husband end *.tfei l{ett Rytlngl and
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ttr€nce Best 1912 fiet to ttts EasC lllre ot'Hgcou Rleta]u lsndoi tbEttco South O dog]eee
5O olnutoe lr'cgtLllS fcot po sald Esgt llno-to the Eouth bounde.ry of aelat Bl€trla
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Summit Power Group,s Application
for

Comprehensive Plan Map and Zoning Map Amendments

I. BACKGROUND

Summit Power Group ("Applicanf') intends to site an energy facility on property located in the
Port Westward area of Columbia County (the "County"). The site is uppro*itnutely 149 acres
and consists of the following tax lots: T8N4W22 tax lot 300 owned Uy.noU Teevins (the
"Teevins Parcel"); T8N4W22 tax lot 200 owned by the Port of St. Heiens (the "Port") and leased
by Applicant ("Port Parcel I"); T8N4W22 tax lot 100 owned by the Port and leased by Applicant
("Port Parcel II"); and T8N4W23 tax lots 600 and 700 owned by Applicant (the "summii
Parcels"). See Attachment A for tax map of subject parcels. See Attachment B for aerial
photograph showing the tax lots overlaid on the geographical features.

A substantial part of the Port Wesfward area is zoned Resource Industrial Planned Development
("RIPD") under the Columbia County Zoning Ordinance (*CCZO"),and the County has
designated the RIPD area as a Goal 3 exception area. The Port Parcel II is zoned RIPD and is
within the Goal 3 exception area. Port Parcel I and the Teevins Parcel (together, the "Property"),
however, are zoned Primary Agriculture-38 ("PA-38") and designated as Agricultural Resource
("AR") on the County's Comprehensive PIan Map and ZoningMap. To allow future
development of the Property, Applicant seeks to amend the County's Zoning Mup,
Comprehensive Plan Map, and Comprehensive Plan text in the manner desctibed in this
application.

Proposed Zoning Map Amendment
Applicant proposes that the ZoningMap classification for the Property be changed from PA-38
to RIPD.

Proposed Comprehensive Plan Map Amendment
Applicant proposes that the Comprehensive Plan Map designation for the Property be changed
from AR to Rural Industrial ("Rfo').

Proposed Comprehensive Plan Text Amendment
Applicant also proposes that the County approve a Comprehensive Plan text amendment to
approve a Goal 3 exception for the Property.

I

Zoning Districts Existing Acres Proposed Acres Net Chanpe
PA.38 55.78 0.00 (s5.78)
RIPD 0.00 55.78 55.78

Comprehensive Plan
Desi4nation

Existing Acres Proposed Acres Net Change

AR 55.78 0.00 '(55.78)
RI 0.00 55.78 55.78
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II. AUTHORIZATION TO FILE THE APPLICATION

Applicant is authorized to file this application as a lessee in possession of port parcel I and
through the power of attomey granted by Bob Teevins for the Teevins parcel.

III. FINDINGS IN SUPPORT OF THE PROPOSED ZONING MAP AMENDMENT

Applicant seeks a ZoningMap amendment to change the Property from pA-38 to RIpD. This
constitutes a major map amendment because it requires a Comprihensive plan Map amendment
in order for the proposed zone change to conform with the Comprehensive plan. CCZO 1502(1).
Under the relevant provisions of the CCZO,the application will be processed by the County as
follows: the County Planning Commission (the'?ianning Commisiion,') will hold a public
hearing on the application and make a recommendation to the Board of iommissioners (the
"Board"). The Board will then hold a hearing on the record to determine whether the application
satisfies the applicable criteria in CCZ} l50j and make a final local government decision on the
application. CCZO 1605.

The approval of a major map amendment requires a two-step process under CCZO 1502(l):

(A) The Commission shalt hold a hearing on the proposed Zone Change, either concurcently
or following a hearing on the proposed ameidment to the Comprihensive plan which is
necessory to allow the proposed zoning to conform with the Cimprehenstve Plan. The
Commission may recommend approval of a Major Map Amendment to the Board of
Commisstoners provided they:find adequate erid"rrc has been presented at the hearing
sub stantiating the fotlow ing :

() The proposed Zone Change is consistent with the policies of the Comprehensiveplan;

(2) The proposed Zone Change is consistent with the Statewide planning Goals
(ORS 197); and

@ The property and affected area are presently provided with adequate facilities,
services, ond transportation networks to support the use, o, tuchTa"ilifies,
services and transportation networl<s are plonned to be prqvided concurrently
with the development of the property.

(B) \nal approval of a Major Map Amendment may be given by the Board of
Commissioners. The Commissioners shall hold a he-artng on the proporid Zon, Change
either concurcently orfollowing a hearing on the propoia Co*preiensive plan :
Amendment which is necessary to allow the proposed zoning to ionform with the
Comprehensive Plan. The Board may apprive-a Major Aap Zmeiamtent provided they
find adequate evidence has been presented substantiating thefollowing:
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(l) The proposed Zone Change is conststent with the policies of the Comprehensive
Plan;

(2) The proposed Zone Change is consistent with the Statewide Planning Goals (ORS
197); and

(3) The property and affected area are presently provided with adequote focilities,
services, and transportation networks to support the use, o, tu"-hToriiities,
services, and transportation networl<s are planned to be provided concurrently
wtth the development of the property.

The following sections provide responses to each approval criterion and demonsfrate that the
application satisfies all the applicable approval criteiia in CCZO 1502 and therefore may be
approved by the Board under CCZO 1502.

A. CCZO 1502(IXAX1) CONSISTENCY WITH COMPREHENSIVE PLAN GOALS
AND POLICIES

The applicable Comprehensive Plan goals and policies are set foth below. The policies
implement the applicable goals and, if the application is consistent with the policies, it also
satisfies the goals. As indicated by each response, the application is consistint with the
applicable goals and policies and therefore satisfies CCZb 1502(1XA)(l). In making this
determination, Applicant analyzed both the Comprehensive Ptan goals and the policies but only
cites the goals below for framework.

Citizen Involvement
Goals: To assure broad-based, county-wide citizen involvement tn the planning process

to includefo:rmulation ofplans and ordinances, development of goats iia
objectives and input into everyday planningfunctions.

To increase the citizens' qwareness of planning programs at both the county and
state level.

To provide methods by which c:ounty citizens, organizations and tnterest groups
have opportunitiei to be informed and participatre in all phases of the plinntig
process.

To provide a meansfor broad-based dissemination and availability to the public
of technical infurmation and other relevant planning documents, ordinanies,
plans, maps and coruespondence.

To assure county supportfor'the Citizen Involvement Programs (CPACs) in the
form of human,financial, informational and techntcal assistance.

To insure continued citizen participation in the planning process and periodic
reevaluation of the Citizen Involvement program.
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Response: The County's public hearing process meets the requirements of this Goal for
citizen involvement in the land use process. The application requires a quasi-
judicial hearing before the Planning Commission and an on-the-iecord hiaring
before the Board. Public notice will be provided to all property owners within the
applicable notice area with notice of the hearings, as provided in CCZO 1603 and
1608. The application is conSistent with the policies and is therefore consistent
with the goal.

Forest Lands
Goal: To conserveforest landsforforest uses.

Response: The forest lands goal and policies are not applicable. The application seeks a
zone change for agricultural lands.

Agriculture
Goal: To preserve agricultural landsfor agricultural uses.

As discussed below, the application seeks a reasons exception from Statewide
Planning Goal 3 to allow for the proposed Comprehensive plan Map and text
amendment. The application qualifies for a Goal 3 reasons exception and thus is
allowed under this goal.

Response

Housing
Goal: To provide for the housing needs of the citizens of the county by allowing

adequate flexibility in housing location, type, and density.

The Property currently is zoned PA-38 and housing is not a primary use in this
zotre. Rezoning the Property to RIPD would not reduce land available for
housing, and the application is thus consistent with this goal and its policies.

Response:

Rural Residential
Goal: It is the goal of the County to providefor the continuation and needed expansion

of Rurql. Rgsidential uses on those resource lands where a valid exception can be,
or has been shown to be, justified.

Response: The Property is not designated as rural resource land in the Comprehensive Plan
and is located in the Port Westward area immediately adjacent to the PorJ's rural
industrial lands. The application does not eliminat. iurrd that would otherwise be
available for rural residential development and is therefore consistent with this
goal and its policies.

Rural Communities
Goal: To providefor the continuation ond expansion of recognized Rural Communities

at a level commensurate with thefr rural character and need.

Response: The County's designated rural communities include Alston Corner, Goble, Deer
Island, Mist, Birkenfeld, and Quincy. These communities are already established
in the County. Rural communities in the County primarily function to protect and
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Urlranization
Goal:

Response:

Economy
Goals:

Response:

enhance the existing characteristics ofeach area and provide for orderly
development as needed. The Property is not designated as a rural community
The proposed Zoning Map change does not interfere with providing for the
continuation and expansion of the recognized rural communities and thus the
application is consistent with this goal and its policies.

To create and maintain the urban growth boundaries based upon the
consideration of the followingfactors: (l) Demonstrated need to accommodate
l91S ynse urban population growth requirements consistent with LCDC goals.
(2) Needfor housing, employment opportunities, and livability. (3) ordeiy and
economic provisionfor publicfacilities and services. (4) Maximum fficiency of
land uses within and on the fringe of the existing urban area. (5) Eniironmental,
energ/, economic, and socisl consequences. (6) Retention of agricultural lands
as defined, with Class I being the highest prtority for retention and Class VI the
Iowest priority. (7) compattbility of the proposei urban uses with nearby
agricu I tural a ct ivitie s.

The application does not involve residential lands and would not encourage
residential growth outside the designated qban growth boundary. Furthei, the
Properfy is located in the Port Westward area, which is designated for rural
industrial uses. The application is consistent with this goal and its policies
because it does not impact residential development outlide the urban growth
boundary.

To strengthen and diversify the economy of Columbia County and insure stable
economtc growth.

To utilize Columbia County's natural resources and advantagesfor expandtng
and diverstfying the economic base.

The Port was created to promote economic development in the County. The Port
regularly acts to secure land and provide needed improvements to expand
economic growth and job creation within its boundaries. The Property is partially
owned by the Port and is located in the port Westward area.

,A.pplicant is interested in developing an energy generation facility on Port parcel
II, the summit Parcels, and the properfy that would create new employment
opporfunities in the County and encourage a stable and diversified economy.
Further, the Property is located nqar lhe Columbia River and.can use the existing
maritime infrastructure of docks and rail spurs, and public and private utitity
infrastructure, as well as the Port's facilitiis and services, to serve this new
economic investnient. Its location makes it valuable as a rural industrial site. The
application is therefore consistent with this goal and its policies.
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Industrial Development
Goals: To strengthen and diversify the economy of Columbia County and insure stable

economic growth.
To utilize Columbia County's natural resources and advantages for expanding
and diversfying the industrial base.

Response

To encourage industrial growth in Columbia County to diversifu its economy.
New industry should locate to take mqximum advantage of existing public and
private investments.

The Property is located in the Port Westward area immediately adjacent to the
Port westward rural industrial area and is partially owned by the port. The
Properly is located near the Columbia River, existing dock facilities, a railroad,
public and private utility infrastructure, and Port facilities and services. Rezoning
the Property from PA-38 to RIPD allows for further rural industrial development
in an area already committed to rural industrial uses and encourages industrial
grgwth in the County. The development of additional industrial uses in this area
will create new and continuous employment opportunities, promote economic
growth, and maximize existing public and private investments.

As is discussed in more detail below, the application is also consistent with the
Port Westward exception statement and satisfies the reasons exception for siting
industrial developrnent on Goal 3 resource land. Thus the applicaiion is
consistent with this goal and its policies.

Resource Industrial Development
Goal: It is a goal of the County to providefor industrial development on rural lands

when such development can be shown to support, utilize, or in some manner be
dependent upon, the naturql resources of the area.

Response: Designating the Property as rural industrial on the Comprehensive Plan Map and
RIPD on the ZoningMap will increase the amount of rural industrial area ai Port
Westward to serve existing development demand. Such development would take
advantage of the existing Port facilities and services, and provides land for future
industrial dgvelopm-ent ihat is not appropriate for location within the urban gowth
boundary. Zoningthe Property RIPD would restrict future development to ihose
uses that complement the character and development of the suiroundin g arca.
The application is consistent with this goal and its policies.

Transportation
Goals: The creqtion of an fficient, safe, ond diverse transportation system to serve the

needs of Columbia County residents.

To utilize the various modes of transportation that are available in the County to
provide services for the residents.
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To encourage and promote an fficient and economical transportation system to
serve the commercial and industrial estoblishments of the County.

To improve the existing transportation system.

Response The application would encourage industrial uses to locate in an area where such
uses could take advantage of water and rail transportation systems that are
available in the Port Westward rural industrial area and would consolidate similar
uses in one area. The Port Westward rural industrial area provides the benefit of
existing and planned public and private infrastructure improvements. The
application is consistent with this goal and its policies

Future development will create traffic impacts similar to those that would have
been created by a gas-fired energy generation facility proposed for the Summit
Parcels that was reviewed and approved by the oregon Energy Facility Siting
Council. That previously proposed project was analyzed by Kittelson &
Associates in coordination with the County's transportation staff and determined
to provide impacts that could be accommodated with certain mitigation measures

Applicant will provide an updated traffic analysis and suggested conditions of
approval before the deadline for the County planning staff to develop a staff
report about the application. In addition, the County and Applicant's successor,
Summit Westward LLC, entered into a transportation facilities improvement
agreement under which Summit Westward LLC agreed to share costs and made
financial contributions to the improvement of the local transportation system to
accommodate the development of an energy generation industrial facility on the
Summit Parcels.

Public Facilities and Services
Goal: To plan and develop a timely, orderly, and efficient arrangement of public

services as aframeworkfor urban and rural development.

Response: The Property is located in the Port Westward area. Significant investments have

- been made in the Fort:Westward area's services and facilities, including water,
i"*"t, electric, nalural gas, and fire protection services. The area also has
existing rail systems and a full-service dock. There are also public and private
energy transmission facilities in the Port Westward area. There is an existing
framework for allowing additional rural industrial development in the area. The
application is consistent with this goal and its policies.

Energy Conservation
Goal: To strivefor an energl efficient land use pattern based upon sound economtc

princtples

Response The Property is located immediately adjacent to the Port Westward rural
industrial area, which has existing facilities, services, and infrastructure to support
future rural development. The proposed Comprehensive Plan Map and Zoning
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Map amendments would allow similar industrial uses to exist in close proximity
to one another in order to promote efficient land use pattems. The application is
consistent with this goal and its policies.

Open Space
Goal: To conserve open spoce in Columbia County

Response: The Property does not provide public access to the Columbia River or other
scenic and recreational resource areas and does not serve a scenic, landscaping, or
open recreational purpose. Currently, the Property provides little economic or
aesthetic value as open space as it relates to planning for open space resources,
given the Property's current agricultural use and close proximity to the County's
largest rural industrial area. As such, the application is consistent with the open
space policies and in turn, the open space goal.

Surface Mining
Goal: To protect and utilize appropriately the mineral and aggregate resources of

Columbia County.

Response: The policies provide that the County should develop a prograrn to determine the
quality, quantity, location, and type of mineral and aggregate resources in the
county. The Property is not included in such an inventory, nor is the port
Westward area. Thus future development on the Property would not be located
adjacent to mineral and aggregate resources and have unwanted effects on such
'resources. Further, soil classifications for the Property and surrounding area were
previously identified using the U.S. Department of Agriculture, Soil Conservation
Service Soil Survey of Columbia County, oregon, issued in November 1986. The
fwo major soil units are Soil Map Unit 6l (Udipsamments, early level, protected)
and Soil Map Unit l5 (crims silt loam, protected), but most of the property is
Udipsamments, Udipsamments soil is deep, excessively drained, and formed in
sandy dredge material. Borings and soil samples were taken in the vicinity during
April 16 to 25,2001. The results showed a generalized soil profile as follows:
upper l0 to 15 feet consisting of heterogeneous mixture of very soft silt to soft
fine sandy silt, very loose to loose silfy fine sand; next 20 to 30 feet a very soft,
low plasticity silt with traces of organics; and at 60 feet, a sandy silt transition into
medium dense silty sand and pooriy graded fine sand.

The Property and the surrounding area are not identified as a mineral and
aggregate resource are4 and the Property is not designated a Goal 5 aggregate
resource. The application satisfies the applicable surface mining policies and thus
is consistent with this goal.

Energy Sources
Goal: To protect deposits of energt materials in the county and prevent injury to

surrounding lands and restdents.

Response: This goal and its policies are not applicable to the application.
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Fish and Wildlife Habitat
Gool: To protect and maintain important habitat areas for fish and wildtife in Columbia

County.

Response The Property is zoned PA-38 and has historically been used for agricultural row
crops, perennial grassland, and livestock grazing. This level of activity has
resulted in derogated vegetation. A habitat survey for the previously permitted
gas-fired energy facility on the Summit Parcels and Port Parcel II found black-
tailed jackrabbits, coyotes, black-tailed deer, and cottontail rabbits in the area.
The survey also revealed that the area consists of the following community and
habitat types: perennial grassland, tame pastureland, developed roads and areas,
and annual croplands. The existing habitat does not provide quality big game
habitat because the Property has been removed of bush, been used as pasture, and
is adjacent to the Port Westward industrial area. Further, the Property provides no
public'access to and along streams or rivers for fish and recreational
opportunities. The application is thus consistent with the f,rsh and wildlife habitat
policies and is thus consistent with the fish and wildlife habitat goal.

Natural Areas
Goal: To protect the remaining ecologically significant naturolfeatures in Columbia

County.

Response: Neither the Property nor the Port Westward rural industrial arca are identified as
natural areas. The proposed zone change would not bring incompatible land uses
near a sensitive area. The application is thus consistent with this goal and its
policies.

WaterResources
Goal: To protect and maintain the quality ofwater resources in Columbia County.

Response The Property is flat and has historically been used for agricultural row crops,
perennial grassland, and livestock gazing. There are few trees on the Property.
There are no river or stream resources on the Property. Any future rural industrial
development in the RIPD zone must conform with the all policies of the
Comprehensive Plan and state and federal rules and regulations. This means that
any future rural industrial development on the Property would require a wetland
delineation, stormwater management controls, eros ion contro I measures,
wastewater discharge permits, and regulation of groundwater usage. Accordingly,
the application is consistent with the water rrro.rir., policies and is thus
consistent with the water resources goal.

Historic and Cultural Areas
Goal: To encourage the preservation and maintenonce of cultural and htstoricql sites,

and to identtfy and preserve new sites.

Response In 2001, Archeological Investigations Northwest performed a cultural resources
assessment of Port Parcel II. Given that the Property is directly adjacent to Port
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Parcel II, it is anticipated that the same conditions exist on the Property. The
cultural resource assessment relied on over 25 years of cultural resource record
for the area, including subsurface testing. It concluded that due to the presence of
dredge spoil and low-lying ground, the area would not be considered an area
likely to contain archeological sites. Previously identified archeological sites in
the nearby area were found on higher ground and close to the Columbia River.
Accordingly, the proposed zone change would not prevent the preservation or
maintenance of cultural and historical sites. Therefore the application is
consistent with this goal and its policies.

Oregon Recreational Trails
Goal: Potential and approved recreational trails are identified and addressed in the

Recreation section of this report. To assure coordinatton with ODOT in regard to
the two Oregon Recreation Trails presgnt in the County, the following policies
shall be odopted:

Cooperate with the Oregon Department of Transportation (ODOD in identifuing
a specific routefor the Portland-to-the-Coast trail. Should ODOT identifu afinal
route for this trail, the County will complete all steps required by the Gool 5
Administrative Rule and will amend its plan to recognize the trail.

Columbia County does not believe the Northwest Oregon Loop Btcycle Trail, as it
curuently exists in Columbia County, is appropriate because of the polential for
conflicts between motor vehicles and bicycle trffic. However, Columbia County
will cooperate with the Oregon Department of Transportation toward completing
a bicycle tratl that is safe and appropriate for the areo and toward the protection
and continuation of that trail.

Response: The application has no potential impact on the potential and approved recreational
trails identified in the Comprehensive Plan and therefore is consistent with this
goal and its policies.

Scenic Sites, Views, and llighways
Goal: To protect and enhance the aesthetic value of scenic resources in Columbia

County.

Response: The Property is not designated as a scenic area, nor is it currently subject to
nafural resource-related overlay zones. Further, the proposed Zoning Map
amendment to RIPD is consistent with the surrounding uses, which include the
Port, PGE's Port Westward gas-fired energy generating facility, and Cascade
Grain's ethanol production facility. The application is thus consistent with this
goal and its policies.
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Recreation
Goal:

Response

Noise
Goal:

To satisfy the recreational needs of the citizens of Columbia County and tts
v$ttors.

The Property is immediately proximate to the Port Westward rural industrial area,
is not located along or adjacent to the Columbia River or Bradshaw Slough, and is
partially owned by the Port. The Property is not suitable for public recreational
use. This goal and its policies are thus not applicable.

To control and limit the adverse impacts of noise.

Besponse: The Property is located near other RIPD land, and the proposed Comprehensive
Plan Map andZoning Map amendments would not result in the encroachment of
noise pollution sources to noise-sensitive uses. Moreover, any future rural
industrial development must comply with DEQ noise regulations. Therefore the
application is consistent with this goal and its policies.

Air, Land, and Water Resources
Goal: To maintain and improve land resources and the quality of the air and water of

the County.

Response: Any future rural industrial development allowed within the RIPD zone would be
required to comply with all state and federal standards and regulations regarding
noise, water quality, and air quality, including those regulations established by the
Clean Water Act and Clean Air Act. This application is thus consistent with this
goal and its policies.

Flood Plain
Goal: Eliminate or reduce the economic and social costs created byflood-caased

damages.

Response The Property is not located in the flood plain and therefore this goal and its
policies are not applicable.

Hazard Areas
Goal: To protect life and property from natural disasters and hazards

Response The Property is located in a Seismic Risk Zone 3. Any future rural industrial
development, however, must meet oregon's seismic requirements and the
applicable Uniform Building Code requirements. The Property is essentially flat
and approximately 23 to 25 feet above mean sea level, so no future RIpD uses
would be on an excessive slope. The Property is not located within a designated
flood plain zone and is on land that is capable of physically supporting rural
industrial development. Previous geotechnical surveys show that the Property
and nearby area is underlain by deep soft soils capable of supporting rural
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rndustrial development using pilings and spread footings. The application is
consistent with this goal and its policies.

Willamette River G reenway
Goal: To develop and maintain a naturcl, scenic, historical and recreational greenway

along both banl<s of the Multnomah Channel as part of the statewide llillamette
River Greenway system.

Response: The Property is located near the Bradshaw Slough and Columbia River and thus
this goal and its policies do not apply.

B. CCZO 1502(1XAX2) CONSISTENCY WITH STATEWIDE PLANNING GOALS

The County's Comprehensive Plan has been acknowledged by the Oregon Land Conservation
and Development Commission ("LCDC") as being conslstenf with the Statewide planning Goals
It is Applicant's positign that the application satisfies the Statewide planning Goals by
complying with the acknowledged provisions of the LCDC,acknowledged iompreh*sive plan
and CCZJ, and, with the exception of the Goal 3 exception findings, sJparate Statewide
Planning Goal findings are unnecessary. Thus Applicant's responses to the following applicable
Statewide Planning Goals rely on Applicant,, ,rGn... in the section above addressing C.CZOls02(lxAXt).

Goal I Citizen Involvernent
To develop a citizen involvement program that insures the opportunityfor all citizens to be
involved in all phases of the planning process.

Response: The County:s public hearing process meets the requirements for this goal for
citizen involvement in the land use process. This application requires a quasi-

judicial hearing before_the Planning Commission *d * on-the-iecord hearing
before the Board. Public notice will be provided to all property owners within the
applicable notice area, andthe hearings will be held in a manner consistent with
the CC7.O. The application is consistent with Statewide Planning Goal l.

Goal 2LandUse Planning
To establish a land 

-use 
planning process and policy framework as a basis for all decisions and

actions related to the use of land and to attuie an'adequatefoctual basefor such decisions and
actions.

Response: The county's comprehensive plan and planning and zoning implementing
ordinances, including the cCZo, are acknowledged to be in compliance ,itn tn,
Statewide Planning Goals and provides goals, poli"i.r, and procedures for
reviewing and evaluating land use requests. Tie application will be reviewed in
relation to the methodology and intent of the Comiiehensive Plan, its applicable
goals and policies, and the cczo criteria. A Goai 3 exception is necessry ro
9ttur" that the application is consistent with the Statewide Planning Goals, and
the Goal 3 exception analysis.is set forth below.
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Goal 3 Agricultural Lands
To preserve and maintain agricultural lands

Response: The application is not consistent with statewide planning Goal 3, but is
nonetheless allowed through a Goal 3 reasons exception under oAR
660-004-0020(3)(c) and OAR 66 0-004-00 20 (2) for rural industrial development

Reasons that justiff siting rural industrial development on Goal 3 resource land
outside the urban growth boundary include the following:

"[t]he use would have a significant comparative advantage
due to its location (e.g., near existing industrial activity, an
energy facility, or products available from other rural
activities), which would benefit the county economy and
cause only minimal loss of productive resource lands.
Reasons for such decision should include a discussion of
the lost resource productivity and values in relation to the
county's gain from the industrial use, and the specific
transportation and resource advantages which support the
decision."

oAR 660-004-0 022(3)(c).

The County's Comprehensive Plan has designated 905 acres of the porl Westward
area as a Goal 3 exception. The Property is located adjacent to the Port Westward
rural industrial area and can take advantage of the location with access to the
Columbia River, and the existing dock facilities, railroad, and urban services,
including PGE's Beaver Power plant. Allowing future rural industrial
development on the Property would benefit the-county's economy by bringing
jobs to the area for construction of a project.and then a lesser le'nei oiempl"oyment
for the operation and management of any facility. The loss of approxi*ut"ty SS
acres of PA.-38-zoped land is only a minimal loss of resource land when i
compared to the potential benefits of centralizing the County's rural industrial
development within the Port Westward area. Thire are no non-resource lands
within the County that have the competitive advantages of the port Westward
atea.

Including the Property in the Port Westward Goal 3 exception area allows for
access to the existing services, dock structure, and rail system. Further, given the
existing transportation system, the need to construct new roads ov.r r"so*ce land
is small to nonexistent. Access to these existing improvements make the property
attractive for capital-intensive-type use. The Piperty historically has been used
for agricultural row grops, perennial grassland,, uod liu.rtock grazing. The
County's loss of the Property's resource productivity as an agricult,ial resource is
small when compared to the County's gain from the,future industrial use centered
around the available service and transportation advantages at Port Westward.
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When considering the Property's location, including its proximity to a centralized
rural industrial development area and specific transportation and resource
advantages, supports the Counfy's decision to approve a Goal 3 exception. Thus
this application provides sufficient reasons to authorize a Goal 3 exception for the
Property under OAR 660-004-0020(3)(c).

The reasons for allowing the application are consistent with OAR 660-004-0020
and are allowed under the four facrors in oAR 660-004-0020(2). The following
is an evaluation of the four factors in Goal 2.

The reasons set forth above justify why the policies in Goal 3 should not apply to
the Property. The Property is in the Port Westward area, which is the largest rural
industrial area in the County. The benefits of allowing a Goal 3 exception for the
Properfy outweigh the loss of approximately 55 acres of resource'land when
considering that the exception promotes a centralized rural industrial area in the
County. For this reason and the reasons stated above, oAR 660-004-0020(2)(a) is
satisfied.

There are no non-resource lands available in the County that have the competitive
'advantages of the Port Wesfward area. Other land in,the County that Would not
require a new exception would not have the facilities and services and access to
existing water, rail, and road transportation systems that is available in Port
westward. when justifuing the Port westward Goal3 exception, the county
noted that industrial land was available in PoftlandA/ancouver, Astoria, and
Longviedl(elso/Rainier. The County also found, however, that Port Westward
had unique attributes and has a significant comparative advantage to improve the
County's economy. The Port westward Goal3 exception statement in the
Comprehensive Plan provides additional support for why non-resource lands are
not available to reasonably accommodate rural industrial development. For these
reasons, OAR 660-004-0020Q)@) is satisfied.

When considering the long-term environmental, social, economic, and energy
consequences, a Goal 3 exception for the Property would not result in more
significant adverse impacts than would typically result from the same proposal
located on non-resource land.

The primary environmental impact from approving the exception is the eventual
removal of approximately 55 acres of filled land from resou{ce tlse. The prgperty
has been historically used for agricultural row crops, perennial grassland; and
livestock gtazing. The Property has limited habitat value and has no
environmental overlays.

The positive aspects of allowing the exception would be additional jobs and the
addition of value to the County's tax base. The existing PGE facility pays $1.5
per year in properfy taxes to Columbia County and employees 56 people.
Additional investments and activities in the area would increase these figures.
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Changing the use of the Property would have little direct social consequences.
The additional jobs and tax support for the local government and services would
have a positive impact.

There are potential energy savings to centralizing rural industrial development
around existing infrastructure, which includes a deep-water dock, rail spurs and
lines, roads, and utilities. New infrastructure will not have to be created
elsewhere in the County.

The proposed Goal 3 exception is compatible with other adjacent uses. The
Property is immediately adjacent to the Port Westward rural industrial area and is
partially owned by the Port. The Property is located near the Columbia River,
existing dock facilities, a railroad, public and private utilify infrastructure, and
Port facilities and services. The proposed exception would cluster major large
scale industrial uses adjacent to surrounding farmland. The impact on farmland
would be minimal as the State Department of Environmental Quality would
restrict and limit pollution of the surrounding land, air, and water.

The reasons for allowing a Goal 3 exception are consistent with OAR 660-004-
0022(3)(c) and OAR 660-004-0020(2). The County may find that a Goal3
exception is allowed for the Property.

Goal 4 Forest Lands
To conserve forest lands by maintaining the forest land base and to protect the state's forest
economy by moking possible economically efficient forest practices that assure the continuous
gTowing and ltarvesting offorest tree species as the leading use onforest land consistent with
sound management of soil, air, water, andfish and wildlife resources and to providefor
recreational opportunities and agriculture.

Response: The Property does not.contain any forest lands and therefore Statewide Planning
Goal4 is not applicable to the applicaiion.

Goal 5 Natural Resources
To protect natural resources and conserve scenic and historic oress and open spaces

Response: Under the.CCZO, the Property does not have a surface mining overlay, flood
hazard overlay, sensitive bird habitat overlay, historic overlay, water quality
overlay, stream bank stabilizationoverlay, fish and wildlife habit designation, a
wetland arga overlay, a natural area overlay, or a big g4me overlay. The Property
is not identified in the County's Comprehensive Plan as being an areaof cultural,
historical, or recreational significance. The Property is farmland, historically used
for agricultural row crops, pererurial grassland, and livestock grazing, and does
not contain any Goal 5 nafural resources. Further, as discussed in response to
CCZO 1502(lXA)(l), the Properti is not designated as having scenic value, nor is
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it available as public open space. For these reasons, the application is consistent
with Statewide Planning Goal 5.

Goal6 Air, Water, and Land Resources Quality
To maintain and improve the quality of the air, water and land resources of the state.

Response: Any future rural industrial development allowed within the RIPD zone would be
required to comply with all state and federal standards and regulations regarding
noise, water quality, and air quality, including those regulations established by the
Clean Water Act and Clean Air Act. This application thus is consistent with
Statewide Planning Goal 6.

Goal 7 Areas Subject to Natural Hazards
To protect people and propertyfrom natural hazards.

Response: As discussed above, the Property is located in a Seismic Risk Zone 3. Any future
rural industrial dpVelop-"nl however, must meet Oregon's seismic requiiements
and the applicable Uniform Building Code requirements. The Property is
essentially flat and approximately 23 to 25 feet above mean sea level, so no future
rural industrial development would be on an excessive slope. The Property is not
located within a designated flood plain zone and is on land that is capable of
physically supporting rural industrial development. Previous geotechnical
surveys show that the Property and nearby area is underlain by deep soft soils
capable of supporting rural industrial development using pilings and spread
footings. Thus the application is consistent with Statewide Planning Goal 7.

Goal 8 Recreational Needs
To satisfu the recreational needs of the citizens of the stqte and visitors and, where appropriate,
to providefor the siting of necessary recreationalfacilities including destination resorts.

Response: The Property has no recreational value. It is immediately adjacent to the County's
largest industrial development area.

Goal 9 Economig Development
To provide adequate opportunities throughout the statefor a variety of economic activities vital
lo the health, welfare, and prosperity of Oregon's citizens.

Response: The Port was created to promote economic development in the County. The Port
regularly acts to secure land and provide needed improvements to expand
economic growth and job creation within its boundaries. The Property is partially
owned by the Port and is located in the Port Westward area.

Applicant is interested in developing an energy generation facility on Port Parcel
II, the Summit Parcels, and the Property that would create new employment
opportunities in the County and encourage a stable and diversified economy.
Further, the Property is looated near the Columbia River and can use the existing
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maritime infrastructure of docks and rail spurs, and public and private utility
infrastructure, as well as the Port's facilities and services, to serve this new
economic investment. Its location makes it valuable as a rural industrial site. The
application is therefore consistent with this goal and its policies.

Goal 10 Housing
To providefor the housing needs of the citizens of the state.

Response: The Property is currently zoned PA-38 and is not designated for residential use.
The proposed Comprehensive Plan Map and Zoning Map amendments would not
reduce the available land for residential use in the County. Therefore Statewide
Planning Goal l0 does not directly apply ro rhe application.

Goal 11 Public Facilities and Services
To plan and develop a timely, orderly, and fficient arrangement of publicfacitities and services
to serve as aframeworkfor urbon and rural development.

Response: Port Westward has developed public facilities and services for rural industrial
development. The area also provides access to the Columbia River by existing
docks, and access to rail transport. Rural industrial development in the Port
Westward area is orderly and efficient in that it groups devllopment around
existing services and provides the benefits of a planned development area. Thus
application is consistent with Statewide Planning Goal I l.

Goal L2 Transportation
To provide qnd encourage a safe, convenient, and economic transportation system.

Response: The application would encourage industrial uses to locate in an arca where such
uses could take advantage of water and rail transportation systems that already
exist in the Port Westward rural industrial arcaand would consolidate similar uses
in one area. The Port Westward rural industrial area provides the benefits of
existing and planned public and private infrastructure improvements.

Future development will create traffic impacts similar to those that would have
been created by a gas-fired energy generation facility proposed for the Summit
Parcels, which was reviewed and approved by the oregon Energy Facility siting
Council. That previously proposed project was analyzed by Kittelson &
Associates in coordination with the Counfy's transportation staffand determined
to provide impacts that could be accommodated with certain mitigation measures.

Applicant will provide an updated traffic analysis and suggested conditions of
approval before to the deadline for the County planning staff to develop a staff
report about the application. In addition, the County and Applicant's successor,
Summit Westward LLC, entered into a transportation facilities improvement
agreement under which Summit Westward LLC agreed to share costs and made
financial contributions to the improvement of the local transportation system to
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accommodate the development of an energy generation industrial facility on the
Summit Parcels.

Goal 13 Energy Conservation
To conserve energ/.

Response: The application is consistent with Statewide Planning Goal 13 in that it will
promote the consolidation of industrial services in the Port Westward area and
conserye energy that would otherwise be expended developing these services
elsewhere.

Goal 14 Urbanization
To provide for the orderly and eficient transitionfrom rural to urban land use, to accommodate
urban populqtion and urban employment inside urban growth boundaries, to ensure fficient use
of land, and to provide for livable comntunities.

Response: The Property is located in a rural area and would remain rural if the application is
approved. Future development of the Property would allow for rural ind.ustrial
facilities like those already developed in the Port Westward area, which are not
compatible with urban uses. Thus the application satisfies Statewide Planning
Goal 14.

Goal 15 Willamette River Greenu'ay
,, To protect, conserve, enhance and maintain the natural, scenic, historical, agriculttlral,) economic, and recreational qualities of lands along the Willomette Rtver as the lil7llamette River

Greenway.

Response: The Property is not adjacent to or along the Willamette River and therefore
Statewide Planning Goal t5 does not apply

Goal 16 Estuarine Resources
To recognize and protect the unique environmental, economic, and social values of eoch estuary
and associatedwetlands; and to protect, maintain, where appropriate develop, oid*h"r"
appropriate restore the long-term environmental, econtomii, ani social valuis, diversity and
beneJits of Oregon's estuartes.

Response: The Property does not contain any estuarine resources and therefore Statewide
Planning Goal 16 does not apply.

GoaI 17 Coastal Shorelands
To conserve, protect, where appropriate, develop and where appropriate restore the resources
and benefits of all coastal shorelands, recogniztng their valuefir protection and maintenance of
water quality, fish and wildlife hobitat, water-dependent ttses, economic resources and
recreation and aesthetics. The rnanagement of these shoreland areos shatl be compatible with
the characteristtcs of the adjacent coastal woters.

Portlnd I -226 I 3 92.4 0036290 -O0oO2 18



To reduce the hazard to human life and property, and the adverse effects upon water quality and
fish and wildlife habitat, resultingfrom the use and enjoyment of Oregon's coastal shorelsnds.

Response: The Property does not contain any coastal shorelands and therefore Statewide
Planning Goal l7 does not apply.

Goal 18 Beaches and Dunes
To conserte, protect, where appropriote develop, and where appropriate restore the resources
and benefits ofcoastal beach and dune areas.

To reduce the hazard to human life and propertyfrom natural or man-induced actions
associated

with these arees.

Response: The Property does not contain any beaches or dunes and therefore Statewide
Planning Goal l8 does not apply.

Goal 19 Ocean Resources
To conserve marine resources and ecological functions for the purpose of providing long-term
ecological, economic, and social value and benefits to future generations.

Response: The Property does not contain any ocean resources and therefore Statewide
Planning Goal 19 does not apply.

C. cczo 1502(1xAX3) ADEQUATE FACILITIES, SERVICES, AI.,{D
TRANSPORTATION

,A.dequate facilities, services, and transportation networks either exist to support future RIPD uses
on the Properiy, or such facilities, services, and transportation networks will be provided
concurrently with any future rural industrial development. The Port Westward area has a water
supply system, a water distribution system, electrical services, and natural gas services. The area
also has a deep-water dock, access to Burlington Northern Railroad, roads, and other
infrastructure. Further, the County and Applicant's successor, Summit Westward LLC, entered
into a transportation facilities improvernent agreement under which Summit Westward LLC
agreed to share costs and make financial contributions to the improvement of the local
transportation system to accommodate the development of an energy generation industrial
facility near Porf Westward. For these reasons, the application satisfies CCZO 1502(l)(AX3).

D. CCZO,1502(1XB) FrNAL APPROVAL OF MAJOR MAp AMENDMENT

Because the application satisfies the applicable approval criteria inCCZO 1502(1XA) and is
allowed under a Goal 3 reasons exception, we ruge the Board to find that Applicant has provided
sufficient evidence to support approval of the application as having satisfied all of the applicable
review criteria.
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IV FINDINGS IN SUPPORT OF A COMPREIIENSIVE PLAN MAP AND TEXT
AMENDMENT

As discussed under CCZO 1502(1XA)(2), the application satisfies the applicable Statewide
Planning Goals and qualifies for a Goal 3 exception under OAR 660-004-0022(3), and therefore
the application satisfies the applicable approval criteria for allowing a Comprehensive Plan Map
and text amendment.
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