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BEFORE THE BOARD OF COLINTY COMMISSIONERS
FOR COLUMBIA COLINTY, OREGON

In the Matter of an Application of Edward and
Dolores Norgard for a Text Amendment to Section
683 of the Columbia County ZoningOrdinance
Related to Uses Permitted Under Prescribed
Conditions in the Resource Industrial Planned
Development (NPD) Zone

ORDINANCE NO. 2OO9-8

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

SECTION 1. TITLE.

This Ordinance shall be known as Ordinance No. 2009-8.

SECTION 2. AUTHORITY.

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

SECTION 3. PURPOSE.

. The putpose of this Ordinance is to adopt amendments to Columbia County Zoning Ordinance

)tion 633 1o allow a temporary caretaker/watihman residence associated with pirmitted-uses in the
-.esource Industrial Plqned Development (RIPD), the continued use of such temporary residence to be
reviewed on an annual basis.

SECTTON 4.

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 August 19, 200g,a copy of
which is attached hereto as Exhibit I and incorporated herein by this reference.

SECTION 5.

Columbia County Zoning Ordinance Section 683 is hereby amended to include a new Subsection
683.6 to read as follows:

)
)
)
)
)
)

I

A temporary caretaker/watchman residence that is accessory to and in conjunction with a
permitted use. The temporary caretaker/watchman residence shall be:

A. Temporary in nature and restricted to a manufactured dwelling or mobile home.
The temporary residence shall be initially allowed for one (1) year and,shall be
eligible for annual renewal pursuant to Section 1505.7 until such time as the
associated permitted use ceases.

u,6
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B.

C.

D.

Approved for potable water and on-site sewage disposal.

Removed or made to conform with applicable zoning and building regulations
when the associated permitted use ceases.

Accompanied by a signed and recorded Waiver of Remonstrance regarding past,

current and future lawful permitted uses on adjacent and nearby properties."
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COMMISSIONERS
OTINTY,

Hyde,

Earl Fisher,

DAIED tni, o1?/tuv ot

Approved as to

First Reading:

Second Reading

Office of ounty Counsel

Effective Date /tq
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a.

FROM:

BOARD COMMUNICATION
FROM THE LAND DEVELOPMENT SERVICES DEPARTMENT
MEETING DATE: August 26, ZOO9

TO: BOARD OF COUNry COMMISSIONERS

Todd Dugdaie, Director of Land Development Servi

SUBJECT:

DATE:

SO{=U $id ffi f ,,t, GGU F\g"fY

JCI,AUGs0200s
ces ,Gi}{.iNw eG8Jfl{sEL

PUBLIC HEARING
TA 09.03 ZONING ORDINANCE TEXT AMENDMENT
Amend section G8O-RlpD Zoning District standards to Allow Temporary
caretaker Residence in Gonjunction with a Business.
Edward & Dolores Norgard, Applicants

August 19,2009

SUMMARY: This proposed amendment was initiated by Edward & Dolores Norgard,
owners of a 3 acre parcel zoned RIPD, used for outdoor itorage/repair of boats and marineequipment. A residential unit has been on the property, historically, but can not be replaced becauseof it's non-conforming status in the zone. The appii"animaintains that a full time residential
caretaker residence is necessary for this business and that the addition of 24 hour security wouldenhance similarly situated small lot RlpD uses.

County staff and State DLCD were concerned that carte blanche permitting of residential structures inthe lndustrial Zone would erode on the built-in protections of zoning for ind-ustrial uses. The commentfrom DLCD suggests-that a temporary or watchman residence be in conjunction with a permitted usein the zone and only for a manufactured or mobile home that can be moved easily. The planning- --
Commission and staff transformed the applicant's request and recommends this more temporaryscenario. The applicant had no objection to this modification.

The RIPD zone is applied to many differing industrial areas in the county, some with very large lotsizes like Trojan or Port Westward, and some with less than an acre south of Scappoose. Some
RIPD zoned lots have 9|Flng dwellings. ln the last decade LDS had onry a few inquiries about
residential uses in the RIPD zone. Approval of this amendment would allow flexibility in the industrial
zone for instances where a temporary caretaker/watchman dwelling is ne"essary.

ATTACHMENTS:
1 Board staff Report w/ Attachment "A" proposed Amendments
2. Application
3. DLCD Comments dated May T,2O09CPAC comments and recommendations4. Letter from Charles Kaluza dared May 21, 2009
5. Letter from Michael Curry dated June 2,200g
5. Letter from Robert & Roxanne Besmehn dated August 13, 20og

SUGGESTED MOTION:
l.mo-ve to tentatively approve TA 09-03 allowing, under prescribed conditions, temporary caretaker
dwellings in the RIPD zone; and, instruct staff to prepare an Ordinance for 

"aoftion.

EXHIBIT 1



COLUMBIA COUI\TY BOARD OF COMMISSIONERS
"zonrng ordinance Text Amendment to Section 6g3-

uses in the R.esource Industrial planned Development (zupD) zone,,
Staff Report

Text Amendment
August 26,2009 Meeting Date

FILE NUMBER:

APPLICANT:

DATE:

REQUEST:

DISTRICT TO
BE AMENDED

Edward and Dolores Norgard
507 5I Dike Road
Scappoose, Oregon 97056

August 19,2009

TA 09-03

To amend Section 683 of the Columbia County ZoningOrdinance to allow Under
Prescribed Conditions a temporary caretaker's-residen6e as accessory to and in
gonjunction with established busiiress/industrial use in the Resource-Industrial planned
DevelopmentZone.

Resource Industrial Plarured Development (RIpD) Zone

)

BACKGROUND & SUMMARY: Edward and Dolores Norgard own 3.3 acres at 50751Dike Road,
Scappggs-e, OR., zoned Resource Industrial Planned Developmetit fnpOj -unently 

the property is used for
open {eld boat storage and owner repair yard for boat owneis to conduct minor r.pui6 to boo:trlti u ary ao.[
area. Priorlo the- nr99 ent zoning and Comprehensive Plan adoption, u -obil" tto"i" existed on tiir liop.tty;however, after it had been removed for moie than.one year the non-conforminfmobile home is nof cunenily
allowed to be replaced. This amendment would allowihe mobile home to be ieplaced as an allowed use under
prescribed conditions in conjunction with security &l thg boat storage business.^ The mobile home is presently
sited on the property on a temporary basis, approved by Planning Co"mmisiion. 1.ft" te*poratyp.t if ttut
expired.

On March 23,200gthe applicllts submittld their request to Land Development Services for a proposed Text
Amendment to Section 683 of the Zoning Ordinance related to Uses Permitted Under prescribed ionditions in
the RIPD Zone. The.applicant's. proposed text amendment will "Amend Section OS: of the Zonilg OrOinance
lq p""rytj dwelling in conlqlcllon *ith a business or attached to a commercial use, in the n.."rftr f"dustrial
Planned Developm^ent Zone."' .' The application was deemed complete on March 24, i00g, and addresses the
applicable criteria for amending the ebunty zoningordinance.

Columbia County's.RIPD zone is the only Rural Industrial designation in the county, except-for Airport
Industrial specifically near qr_?igort.. This amendment would a"llow more flexibititi in at1'nnO a.iigrut.O
areas. Many of the smaller RIPD designated properties have industrial and/or commercial uses that co'ntribute
incrementally to the overall economy. -These 

smiller resource related uses are ro*rti-rr -"idJ i; capiiat
and need,an advantage to providing security on t!9ir property. Law enforcement patrols ur" in?.qurnt to non-
existent for many of thesgrural industrial sites. Thisim^endment would allow business and industrial owners a

..__ ,_,,19-03 
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'ralternative to adequately protect their investments

conditions each use
The following uses may be permitted subject to the

applicants petitioned the County to amend Section 6g3 of the Columbia County Zoning Ordinance when
submitted the application and necessary fees for the proposed Zoning Text Amendment application to Land

Services on March 23,2009

The current'Resource Industrial Planned Development zone id.entifies and permits five (5) uses Under
Prescribed Conditions (listed below) and the proposed amendment, if adopieJUylfr" gdaiA of Commissioners,
will become the 6th such allowable use under specinr.o"aitio"r.

section 680 RESOURCE |NDUSTR|AL - PLANNED DEVELOPMENT RtpD

683

1. Production, processing, and assembling, packaging, or treatment of materials; research and
development laboratoiies; and..storage"ano oistiinuTibn orservices ;nd facititi;i pi""ib"oln"v
conform with the goals and policies dr tne Comprehensive plan, mitigJte inv oiriite 

'

detrimenta.l impacts, and can be serviced by the existing level oi pubTic facilities available to
the property;

2' Accessory buildings provided ![e-y- mget specific property line setback requirements;3. 9ign9 as provided-in chapter 13ob of the Zoning'oriinairce;4. off-street parking and lodding as plovided in Ch-apter t+oo bf the Zoning Ordinance; and5. Home occupations consisteniwith ORS 215.449'

The County mailed No^tice to all RIPD pJope{y owners May 18, 2009 because the proposed amendment would
increase the number of authorized Uses Peimiited Under Prescribed Conditions in tire npn Zone, tiercby 

--

impacting all RIPD property owners.

APPLICABLE CRITERIA:

Columbia County Zonins Ordinance

Section 1606 - Legislative Hearing
Section 1607 - Consistency with the Comprehensive plan
Section 1611 - Notice of Legislative Hearing

Pages

Oregon State Statute
OnS tq75l0 - DrcD Review

Oregon State Administrative Rule
OAR 666-ffi ledgment Amendments

County Comprehensive Plan

Part VI Housing 6
Part Xtr Industrial Siting and Resource Industrial Developm ent Zone 7 - 8Partx Economy ' g
Part XV Energy Conservation g

a

aJ
4

4

5
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Part XVI

Part I

Comments Received

Open Space, Scenic.& Historic Areas, and
Natural Resources
Administrative Procedures

10
l1

tl
11

FINDINGS:

Beginning with Section 1600 of the Zoning Ordinance:

This request is being processedtnder Sections 1606 (Legislative Hearing) because the proposed amendment
changes.the text in the Zoning Ordinance for the RIPD z6ne, affecting afiproperties oifie Eon". Noiic. of
Legislative Hearing is also applicable. The pertinent sections of thJordiirun"" are reviewed as follows:

''1606 Legislative Hearing: Requests to amend the text of the ZorungOrdinance...are legislative
hearings. Legislative hearings strall be conducted in accordance with tie following fio.rfui..'
.1 A llgislative amendment to the ZoningOrdinance Text or Map may be initiated at the request of

the Board of Commissioners, a pajorilv of the Commission, or thebirector, or any citizenof the
County may petition the Commission for such a change."

T!udi4g! , The.appl.icants petitioned the county to amend Section 683 of the RIPD Zone when they submitted
11. PloP^o.:.d .Zoning.Text Amendment application and necessary fees to Land Development Servicei on March
23,2009. This criterion is satisfied.

Continuing with Section 1606 of the Zoning Ordinance:

".2 Notice of a Legislative_Hearing shall be published at least twice, I week apart in newspapers of
general circulation in Columbia County.- The last of these notices shall be published nb less than
10 calendar days prior 

1o th9 Legislative ]!ea1ng. The mailing of notice to^individual property
owners is not required but shall be done if orderld by the Boaid of Commissioners."

Finding 2 Public lrgallg notices,were-published in the Dgity News, St. Helens Chronicle and, Spotlight
lewsp?pe.rs ol M3l 13,2009_and Y_uI20,2009, both of which are more than 10 days prior to ttreblanfring
Commissiol -h.ulqg date o_f Jun e 15, 2009. Notice to and request for Information & Refenal was mailed to all
members of the Columbia County'_s 

-nuq 
(l)_C?ACs, the Scappoose Rural Fire District, the County Roadmaster,

and Columbia County Co_unselon March25,2009. The Boarh of Commissioners pubiished notic'e in the
Chronicle il l{t4og"st 5, 2009 and August 12,2009 issues. A Notice of the proposed ,on. u1;1.na*ent was
mailed t9 a]] $pO_ property owners May 78, 2009 because the proposal will increise the number of allowed
uses in the RIPD Zone impacting all affected properly owners. 

^This 
criterion is satisfied.

Continuine with the Zoning Ordinance:

"7607 Consi$teRqy with the Comprehenqive Plan: All amendments to the ZontngOrdinance Text and
Map shall be consistent with the Comprehensive Plan Text and Maps.

:

1 _-,,09-03 
Dwellings in RIPD-Norgard page 3 of 16



.1 The Commission shall hold a hearing to consider the proposed amendments and shall
make a recommendation to the Board of Commissionbrs with regard to the proposed
amendments. The Board of Commissioners shall hold at least one hearing to cbnsider the
pr.o-posed. amendments. Both the Commission and the Board of Commissioners hearings
will require notice in the manner outlined in Section 1611."

Fil9ing 3:. The Planning Commission held a public hearing on June 15, 2009 and the Board has scheduled a
public hg*ilg August 26,2009 to consider the proposed amendments. The Planning Commission does not
make a final decision on this matter, but rather makes a recommendation to the Boar-d of Commissioners for the
final decision. See Finding 8 and 9 for discussion of consistencywith the Comprehensive Plan and
Administrative Procedures. This criterion will be satisfied whenthe Board holds a hearing and has determined
that the proposed amendment is consistent with the comprehensive plan.

Continuing with the Zoning Ordinance:

"1617 Notice of Legislative Hearing: The notice of a legislative hearing shall contain the following
items:

.i Date, time and place of the hearing;

.2 A description of the areato be rezoned or the changes to the text;

.3 Copies of the statement for the proposed changes are available in the Planning Department.
These proposed changes may be amended at the public hearing;

.4 Interested parties may appear and be heard;

) .5 Hearings will be held in accordance with the provisions of the Zoning Ordinance."

E'in4i4g a: Ail of the above information was included in the Notice of Public Hearing published twice in the
D_aily A"Yt, Chronicle and Spotlighl newspapers. Additional Notice has been published for the Board of
Commissioners' hearing in the Chronicle. All publications contained the above language. See Finding 2 for
related publication dates and information. This criterion is satisfied.

P
Amendment:

ORS 197.610 A proposal to amend a local goveniment acknowledged comprehensive plan or land use
regulation or to adopt a new regulation must be forwarded to DLCD at least 45 days befoie the first
evidentiary hearing on adoption and contain the text and any supplemental information that the local
government believes is necessary to inform DLCD as to the effeCt of the proposal as well as the date set
for the first evidentiary hearing. When a local govemment determines that the goals do not apply to a
particular proposed amendment or a new regulation, notice under subsection (i) of this section ii not
required. In addition, a local govemmentmay submit an amendment or new regulation with less 45
days' notice if the local government determines that there are emergency circumstances requiring
expedited review. kr both cases:

(u) T!9 amendment or new regulation shall be submitted after adoption as provided in ORS 197.615 (1)
and (2); and

''.- , ._,,{ 
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(b) Notwithstanding the-requirements of ORS 197.830 (2),the director or any other person may appeal
the decision to the board under ORS 197.830 and 197.845.

E+Olug -S: Land Development Services mailed a 45 day notice to DLCD required per ORS 197.610(1) on
March 25,2009. Staff therefore finds that the 45 day notice prior to the Planning Commission's initiai hearing
is met. lhe C9u3ty will mail a Notice of Adoption to DLCD-if the Board approvls the amendment. This
criterion is satisfied.

Amendment:

(d)

(e)

(2)

This division applies as follows:

OAR 660-018-0020 - Filing of a Proposed Amendment to or Adoption of a Comprehensive Plan or
Land Use Regulation with the Director

(1) A proposal to amend a local government acknowledged comprehensive plan or land use
regulation or to adopt a new land use regulation must:

(a) Be submitted to the director at least 45 days before the first evidentiary hearing on
adoption. The submittal must be received by the department at its Salem office;

(b)

(c)

Be accompanied by appropriate forms provided by the department;

Contain two copies of the text and any supplemental information the local govemment
believes is necessary to inform the director as to the effect of the proposal. One of the
required copies may be an electronic copy;

Indicate the date of the final hearing on adoption. If a final hearing on adoption is
continued or delayed, following proper proCedures, the local govemment is not required
to submit a new notice under OAR 660-018-0020.

In the case of a map change, include a map showing the area to be changed as well as the
existing and proposed designations, Wherever possible, this map should be on8-712by
11-inch paper;

(0 Where a goal exception is being proposed, include the proposed language of the
exception. The Commission urges the local government to submit information that
explains the relationship of the proposal to the acknowledged plan and the goals, where
applicable.

The text submitted to comply with subsection (1) ( c) of this rule must include the specific
ianguage being proposed as an addition to or deletion from the acknowledged plan or land use
regulations. A general description of the proposal or its purpose is not sufficient. kr the case of
map changes, the text must include a graphic depiction of the change, and not just a legal
description, tax account number, address or other similar general description.

Einding 6: This proposed Text Amendment to Section 683 of the ZoningOrdinance must also follow the
Oregon Administrative Rule's Post-Acknowledgment Plan Amendment piocess of a 45 day notice to the State;

'.-.- ,._.109-03 
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'.this was accomplished and discussed for Finding 5. The County will mail a Notice of Adoption to DLCD if the
Board approves the amendment. This criterion is satisfied.

Review of the County Comprehensive Plan's Goal & Policies: 
'

The Columbia County Comprehensive Plan has fwenty-one (21) Parts each with a set of general Goals and
related Policies that are, in turn, implemented by the Zoning Ordinance which identifies how land can be used
and developed in the County's unincorporated areas. The proposed text amendment to Section 683 of the RIPD
Zone is most applicable to with the following 6 Parts of the Comprehensive Plan: Part VI - Housing, Part

" XII - Industrial Siting & Resource-Industrial DevelopmentZone, Part X - Economy, Part XV - Energy
Conservation, and Part XVI- Open Space, Scenic and Historic Areas and Natural Resourc es (Statewide
Planning Goal 5 Resources). and Part I -Administrative Procedures. The remainder of this report will
evaluate the consistency of the proposed text amendment rvith these separate Parts of the Comprehensive Plan.

Beginning with Part VI of the Comprehensive Plan - Housing:

Discussion: The Goal for Part VI of the Comprehensive Plan - Housing is to provide for the housing needs of
county citizens by allowing adequate flexibility in housing location, type, and density. The proposed text
amendment to Section 683 is also consistent with Housing Policy 2 which encourages the County to provide for
a wide 1ange of housing units because a caretaker residence is not typically consideied "traditional" housing.
Authorizing a manufactured dwelling as a temporary caretakerlwatchman residence only for a property
containing an already established RIPD business demonstrates the county's ability to provide alternative and
flexible housing options in this single industrial zone because, as culrently written, the zoning ordinance does
not permit residential uses in any of the county's existing five (5) industrial zones.

The proposed amendment is also consistent with Policy 6 which is to insure an adequate supply of housing is
wailable on lands that are accessible to employment and public services. The applicants also included thii
bticy when they state on Page 1 of Exhibii2 ''...Aho*ing residents to add a hiie to their rural land in

conjunction with their (established) business seres the dual purpose of reducing the encroachment of housing
needs on other (rural residential) Iand outside the urban growth boundary and reduces the.. commutefrom
work to home. The proposed amendment will encourage RIPD property owners to be able to maximize the
development potential of their RIPD properties since the additional accessory residence will be able to utilize
the same public services, including but not limited to electrical utilities and ioads, akeady available and used by
the site's primary user, the established business. Allowing one more Prescribed Use in the RIPD Zone would
also enable the county to more efficiently utilize and maximize their financial resources since the accessory
caretaker's residence would not require additional facility or service improvements to be extended to the
property at the general public's or county's expense.

The proposed text amendment is also consistent with the State of Oregon's Housing Goal 10. This states in part
that ". . . plans shall encourage the availability of adequate numbers of housing units at price ronges and rent
levels which are commensurate with the financial capabilities of Oregon households and allow for flexibility of
housing location, type and densi4t." The Oregon Department of Conservation and Development submitted
comments dated May 7,2009 (attached) recommending the proposed caretaker residence be conditionally
permitted and restricted to a manufactured dwelling or a mobile home only if the site has approved methods of
sewage disposal and potable water. Staff considers that inciuding the proposed careiaker's residence as a 6h
Use Permitted Under Prescribed Conditions with additional provisions that will address DLCD's
recommendation and concems can be accomplished through the proposed text amendment. These provisions
could include the following for the proposed caretaker's residence:

1. It shall be "temporar!' innature i.e restricted to a mobile/manufactured home,
2. It shall be approved for potable water and onsite sewage disposal, and
3. It shall be removed or converted to a permitted use after the accessory residential use is no longer

. 
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.\ needed because the business is no longer operating.

Defining th.e proposed residential use as "ternporary''.(limiting it to a mobile/manufactured home) in nature and
mandating itsremoval andlor conversion 49i tllqriinary_Urisiness' closure will also ensure theiemporary
accesjory, and prescribed residential use of the RPb ton"d proferty *ili;;1 be abused una g.uAuuily evolve
into the RIP^q property's P.i-ury use. This temporary residentiai us6 is further supported uy enartes ka6za, a
customer of the applicant's marine related RIPD business, who submitted comments dated May Zt,ZOOg
(attached) encouragingthe county to allow the temporary residential use since it provided 

"r 
ud6titnal level of

security for the established resource related industrial us! on the applicant's RIPb zonedp.op"rry. 
-

Etu4tqgz For these reasons and with the 3 additional provisions for the proposed caretaker's residence in the
RIPD Zone, Staff finds that the proposed text amendmbnt to Section 683'wiil be consistent with both the
county's Comprehensive Plan's Goal and Housing Policies, the State of Oregon's Housing Cout, a"JJne Land
Conservation and Development Department's coricerns; this criterion has beEn satisfied.

Continuine with Part XII - Industrial Siting

Discussion: With regards to Part XII - Industrial Siting_the Comprehensive Plan states that the county can
grow economically by increasing its economic base as w6ll as by inireasing the number of residents. By
allowing a caretaker's residencebnly as accessory t9 1nd in conjunction wiih an established RIpD business, the
proposed text amendment therebyincreases both of these criteria for economic $offit- ihr p.porcO
amendment is consistent with theComprehensive Plan because it serves the duaipurpor. of 6tr.iuiaging county
residents to establish and operate local 

-eTployment 
opportunities for county residents, which in tu*,

strengthens the long term economic viability and continued use of RIPD zoiedprop.rti.r.

'fhql1he go.rltY adopted the.Comprehensive Plan the county also identified the need to ensure the county
''trouldbe able to grow,,diversify, and. expand future industriil expansion opportunities in those areas which
were already developed for resource/industrial uses but were not jocated wiihin any Urban Growth Boundaries.
Consequently, the county identified and designated ten (10) areas to help satisfy th! need for future industrial
and resource-related opportunities by taking Excep-ti_ons'to ihe requirem'ents ofbne or more apffi-aUie statewide
goals in accordance with the process_and criteria 6f Oan 660 Division 4. Accordingly, ttre idmpretrensive plan
designated tle following areas would be approgiate for the new Resource IndustriaiPiu*.6 n.iriop*.nt
Zone, one of which includes the applicantit 3.3 acre subject property, the Dike Road Industrial Area.'

Prescott site - approximately 45 acres North of the city of prescott,
Bernet Site - approximately 49 acres located 2 miles E-ast of city of Scappoose,
Reichold Chemical, Inc. - approximately 338 acres located on both sid#of Highway 30 3 miles North of
the city of St. Helens,
Port Westwar.d - apgrgximately 905 acres located Tmiles Northeast of the city of Clatskanie,

Scappoole-Industrial Atrpark; approximately 250 acres of located 1 mile North of the city of Scappoose,
Crown Zellerbach l:g^q"yp site.--.Anar.r9w.-apploximate 28 acre,site parallel to the Willimette Sitiugh '
plapproxjgaJely 4,900 feet and located 2mile-s East of the cify of Scairpoose,
Di\e 4oad Indusrtrial A!e^a^1 approxim ately 48 acres containini severaf industrial operations which
includes the applicants' 3.30 acre subject property,
Farwest Auto Wrecking - {PProximately [.6i acre properly containing an existing auto wrecking yard,
Olympic Forest Products Siie - approximately 42 icr€ site containing"a sawmill, Tog ponds, oifti.i foe
storage |fe-as, and accessoryxses located on Banzer Road midway bdtween n4isi an? Birkenfeld, and"
Mist Mill Stte - approximately 9 acres located at the.junction of Siate Highway 202 and.47 containii,g a
heavy.covering of ballast rock, a scale site, and a miil pond. This site is"also used as a staging and
assembly area for gas drilling and pipeline equipment.^

,, 
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'$.s a result.of this Exception Process, the county formulated the Goal of the Resource Industrial Development
lone which encourages the county to provide ior industrial development on rural lands when such Oevef,ipmeni

s.upports, t'tilizes, and.is dependent ''pon the natural resources of the area. Policy: n rtfr.in.fpri i-pf.ti.r"tr-
this Goal by encouraging the types of industrial development on RIpD zoned land that:

. Are not generally labor intensive,. Are land intensive,
' Located with adequate rail, vehicle, deep water port and/or airstrip access,
' Complement the character a1{ d.evelopment of ihe surrounding area,
' Are consistent with the rural facilities and services existing uriUitfiannea for the area,. Will not require.facility.and./or service improvements at priblic expbnses, and
' Are not appropriate for location within Urban Growth Birundaries due to their hazardous nature

The county's consequent designation of the RIPD Zone was consistent with the 3 Goals for Industrial
Developmen-t which are to strengthen, diversify,.and stabilize the county'. 

".ono*i, 
gr";flr, t;;iifize ana tate

advantage of the county natural resources. whiG jt expands and diversifies its industriiL U".e 
"rd-io-"rr.ourug.new industrial growth opportunities by taking advantage of existing public services/ facilities and private

investments. The proposed text amendmentls consist6nt with the#3 Goats u"Jtrr. ;;;;il*g pJf.i", fo,.ITdustrial Development because it will.encourage new and continuo". 
"-f1oy-ent 

of a rnorJdi1rrisified but
already established resource-related industrialeionomy in ways that will rin".t the continu"ifv 

"frr"ging 
labor

market's current Tg,fuJlt" needs.,Requiring the removal or c'onversion to afermitted use within i0;"ir;i;i.
business closing will also ensure the lbng-term preservation of the county's iLep zone and its vital contribution
to the county's economic base.

{cc34r!s-to the Hi:tory of the property 91Prye 1 of the application, the proposed amendment is consistent with
the RIPD Goal and Pglicy 3 becausb it will allow the applicdnts, and othei en'trepreneuriat rufO pioprrty
\mers' to continue their resource-related business by d6vodng more of their financial resources iowards the
,lsiness instead of needing lo purchase or rent anoth-er dwelliig at another location. per the submitted

opplication (which staff confirmed during.the April 29,2009 siie visit) the 3-30 ur.r rit.'i-.*irtitrg p*ices and
facilities include one private ae! and oniite sepiic sysi.-, a 6 foot fence surrounalng ifr" .Jiir p?oprttv, 

"recorded 60'private access to Dike Road, as well as'electrical, natural gas and teleph6ne utififu'afi'of which are
adequate for.supporting the caretakers'residence. This Appliiation is riot specificio ttrat.li.,Uuif tfrt
amendment is approved,-any o.ther RIPD pro-perty owners pursuing a tempdrary caretaker/waichman residence
would need to also satisfy similar site-specifii conditions 6efore I.bS woutO uuttro.ir" titr pi6.rit.i u*.

Eiudtug-& With regard:1g t|t Comprehensive Plan's Goals for Industrial Siting and the Resource lndustrial
DevelopmentZone, Staff finds that the prElos_ed amendment will provid.e for m"ore mixed-use and financial1y
reasonable develolTent opportunities for Rpn property owners *ho ar" not indepenA."tfy *.uitfry. tt *ltt utro
help elsulg lhe RIPD Zone remains a stable cornponent of tne county's resource-related industrial economic
base. Staff finds the-propose=d,amendment is consistent with the Goals and Policies related to Industriat Siting
listed in the Comprehensive Plan.

Findi=neJiStaff also finds that because the temporary caretaker/watchman residence is tied to the established
use.of RIPD property, th9 Proposed amendment will iuthoize this temporary residential use only foi'ttre RIpD
business' caretaker/watchman, and not lor any other RIPD employees, in the county's only induJtrial areas
located in the more remote, rural and unincorporated_areas. The iouniy's 4 other iriAustriif ion.r-goaurtriut
Pa-rk, Light Industrial, Hguuy Industrial, and Airport Industrial) are all iocated inside Urban Growth Boundaries,
are potential candidates for fufure annexation, and, after arurexation, will no longer contribute to the
unincorporated areas' economy or industrial base. Consequently, Staff finds thaT the propoied amenament is
consistent with the Compreh_ensiive Plan's Goals and Poficjes foi'the Resource Industhalb"t.f"f"t*rtZone
because it will help provide RIPD property owners with an appropriate site specific developmeni alternative that
may, in turn, determine whether or noi these RIPD zoned properties may be ubl. to continui to contribute to and
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'(emain vital components of the county's continually changing economic base.

wl

Disc-ussiog: The proposed textamendment to Section 683 of the Zoningordinance is also consistent with both
Goals of Part X - Economy. If approved, the amendment wili not only-encourage RIPD property owners to be
able to_ strengthen, diversify and expand their established businesses, Uut it witt jso alto#thd. to tiur on-site
instead of needing to devote potent?lly limited financial resources away from the operation of their established
!u9{qss, particularly during difficult economic times. The applicants aiso address tLese two Goals on page 3 of
Exhibit.2 Y!"n t\V explain that without.the p:oposed text amendment, it may discourage RIpD property
owners/residents from being able to obtain sufficient financial."rou."", for beginning;n.*; 

"inlinuiitgoperation of an existing business. The proposalwill also encourage and provid| for th"e continuing 
-xfanslon 

anC
diversification of these more remote rural areas' outside of Urban"Growth Boundaries. The ptopir.A'
amendment is also consistent with the Comprehensive Plan's five following E-onomic polic'iesi

1. Encourage the creation of new and continuous employment opportunities2. Enc-ourage a stable and diversified economy.
3. Reflect the needs of the unemployed and of those persons who will enter the labor market in the

future.
8. Reserve valuable industrial sites for industrial uses.10. pupport improvements in local conditions in order to make the area attractive to private capital

mvestment. Consideration of such factors as the following shall be undertaken:

A. Tax incentives
B. Land use controls and ordinances

, C. Capital improvements programming

- na71y, theproposed amendment to the RIPI zoningcode is a land use mechanism intended to support and
maximize-site-speci{c improvements for RIPD zoned properties in ways that make help make thesJi.rour..-
related and industrially developed businesses attractiv^e for future privite capital investrnent.

4aAlugJ I lPff 4"t that the proposed amendment is consistent with and supported by the Goals and
Economic Policies in Part X of the Comprehensive Plan as stated above becaus^e is will pr.r"*. the existing
industrial uses in the county's only industrial zone that is located outside of Urban Growth Boundaries anA iriU
therefore never be annexed into city limits'. The proposed amendment will not only reserve these valuable
industrial areas for industrial uses, but will also makd these RIPD areas attractive to private capital investment
because the proposed new prescribed use will not require additional public services or utilities.

Continuing with Part XV - Energy Conservation:

Discussion: Part XV - Energy Conservation of the Comprehensive Plan is based on Statewide Planning Goal
13 which offers a framework within which the cgunty may establish a comprehensive energy policy as an
eiement in long-range land use planning. Statewide Goal-i3 reads:

"Land and uses_developed on the land shall be managed and controlled so as to maximize the
conservation of all forms of energy, based upon sound economic principles."

The Comprehensive Plan states that energy considerations including the distribution and location of housing,
shopping, employment and public facilities are imp-ortant_to and dirictly related to land use planning. Provifling
appropriate and compatible opportunities for mixed-use development moreover, can produc^e energisavings ioioth
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'consumers and suppliers..The proposed amendment to Section 683 of the RIPD Zone will encourage one more mixed-
se de_velop_ment altemative in the RIPD Zone thatis compatible with the already permitted resourie-related industrial

uses. It will also prglqe for the more efficient use of the-existing public facilities and services in these rural areas,
and will encourage RlPD-property owners to reduce commuting e-xpenses which is more energy efficient and also '
reduces the number of vehicular miles traveled on county roads.

Finally the s.ubmitted proposal will give RIPD properly owners another mixed-use development opportunity that may
enable_existing and future businesses on the approiimate 1,500 acres of RIPD zoned land to appropriately utilize, 

J

expand, reserve and diversify their land extensive, resource related, or marine related businessei wilhin thise .rttrot.
rural areas already served by public services and utilities. A single caretaker's residence will not require any further
extension of public improvements at the county's or public's expense.

Finding 11: Staff finds that permitting the proposed prescribed residential use in the RIPD Zone will allow more
intensified and mixed-use development opportunities within the RIPD Zone. This proposal is also consistent with the
co.unty's. Goal of Energy Conservation since it allows residents to live near their wdrk site which, in tum, reduces
miles driven on county roads. Similarly, the proposal will encourage RIPD property owners to maximize their
properties' development options in way_s that donot require additional site improvernents at the county's or public's
expense. These criteria have been met because the proposal is consistent with the Comprehensive Plan's G<ial for
Energy Conservation: to strive for an energy efficient land use pattern that is based on iound economic principles.

Continuing with Part XVI - Open Space. Scenic and Historic Areas. and Natural Resources:

Discussion: The proposal is consistent with and supported by Part XVI of the Comprehensive Plan related to the
unincorporated areas containing these Statewide Goal 5 Resources: Open Space, Sienic and Historic Areas, and
Natural Resources. As dissussed previously on Pages 7 and 8 for Finding 5, in order to designate and establish
'lpropriate land.uses-and development within the RIPD Zone, the county [as taken Exceptioris to the requirements of

le or more applicable statewide goals in accordance with the process and criteria of OAit 660 Division 4. The
,ubmitted application also discusses this on Page 4 of Exhibit2by stating that the county's Open Spaces, Scenic &
Historic Areas, and Natural Resources can be further protected and conserved by limiting and{or reducing the
expansion of non-resource related (i.e. rlsjdential) development into the rural reiidentially zoned areas cJntaining
these valuable and.protected resources. The Comprehensive Plan also states that residential development in rurai
areas can potentially conflict with adjacent resource lands' ability to conserve and protect their valuable Goal 5
resources.

Since the Board of Commissioners adopted the Comprehensive Plan and the Zoning Ordinance in 1985, the RIpD
zone has concurrently provided for growth opportunities in these rural industrial areas that are economically sound
and viable. This is particularly nec-essary and relevant for RIPD properties because it helps to ensure the continuing
ecgn^oryig .growtl and expansion of these predominantly rural areas ihat are already serve-d by adequate public serviies
and facilities. Allowing this type of temporary residential development alternative-within thd RIPD Zon-e will also
qngg.ulage-the preservattJn un-d protection of Goal 5 Resources located in other less developed areas of the county,
Additiona-lly, the.RIP_D Zonedproperties have all been designated by the Comprehensive Plan through the State of
Oregon's pxcepliolt Ptocess, as areas outside of Urban Growth Boundaries that are vital for the county's ability to
accommodate RIPD properties' site-specific and flexible land use requirements. Mixed-land use development-
oppq{unjJies in the county's RIPD zone should be promoted since they encourage RIPD properry* owners to
specifically target the current and projected needs of their akeady established resource-related industrial businesses
and properfy owners.

Findilg l1:. Staff finds the proposed amendment to Section 683 of the ZoningOrdinance will help the county
provide for.flexible, sound, and economically viable mixed land use development opportunities inihe RiPD Zone in
ways that simultaneously protect and preserve the county's Statewide Plannlng Goal 5 Resources located in other
rural parts of the county that are not as well developed as the approximate 1,500 acres of RIPD land.
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Di-scussion: The proposed text amendment to Section 683 of the RIPD Zone is consistent with the 2 Goals of
Administrative Procedures identified in Part I. Specifically, and as previously discussed, the proposal will help
implement the Goals and Poiicies of the Comprehensive Plin and wiil provide an opporiu^nity for iffected citizens to
review and revise the Comprehensive. ftLn "n{ 

its implementing ordinan."r. Consiit^ent with Part I's Policy No. j
which outlines the procedures 11d guidelines for amehdingtheZorung Ordinance, this eitizeninitiated texi
amendment was submitted for DLCD, Cl4C RIPD property owners,lnd other interested parties to review, which
will be followed by th9 Planning Commission's public hearing and their recommendation tb the Board of
Commissioners' The Board of eommissioners *ltt titr" trota"a puUiic trr*i"g tfr"t ir n..mru.Vp.itito considering
the adoption of the proposed text amendment.

Fil9ins f 2: Staff also finds the proposed citizen initiated zoning text amendment will follow the prescriptive path of
public notices (twice at least 10 $1ys prior to the initial public hJarin g), 45 day notice to DLCD, CPAC u"a f fi*tng
Commission recommendations followed by a final deciiion by the $'irA of Ciommissioners, ill members of the 

a

county existing five (5) Citizen Planning Advisory Committees and other agencies were mailed notices of the
Plopose-d amendment on March 25, 2009. A Measure 56 notice to all RlPdproperty owners was also mailed on May
18,2009 because the proposed amendment would authorize one more Use Undbr Piescribed Conditions in the Rpd
Zone imp,acting all RIP_D pro_perties. Consequently, Staff finds the Goals and Policy 5 of Part I of the Comprehensivi
Plan's Administrative Procedures related tolts revisions and amendments have been complied with.

{inding 13: lolicies 7 & 8 of the Administrative Procedures directs the County to amend, and revise the Zoning
Ordinance to reflect continual]y changing economic and/or demographic trends ficing county residents and publiJ
officials. Staff finds the proposed amendment to update the Prescilbed Uses Under Siecial ionditions in the RIpD
Zone.wlll provide one such revision that will help the county to better achieve the unberllng principles supporting
"plicies 7 and 8. Staff {inds the proposed amendment provides the county with a timely-opidrtunity to review , "

)date and authorize specific miied-uses in the RIPD ione thatirn."rrigttincanUy differ.irit and ec"onomlcatty'
.elevant circumstances than were- pre_sent 25 years_ago when the counfy fiist design-ated these RIPD areas through the
Exception process; this criterion has been satisfied.

Findilg 14: Staffls research and consequent evaluation of the proposal indicates that, if approved by the Board, the
amendment will not impede, preclude, or.inhibit the purposes, intents, goals, and policies 6f ttte othei Parts related to
Citizen Involvement, Planning Coordination, Forest Lands, Agriculturel Rural Reiidential, Rural Communities,
Urbanization, Commercial, Transportation, Public Facilities and Services, Recreation Needs, Air, Land and Waier
Quality, NaturalDisasters andHazards, and Willamette River Greenway. Staff finds the proposed text amendment is
consistent with the relevant and applicable portions of the Comprehensive Plan discussed thrbugh Findings 7 through
l3 of this report.

COMMENTS:

The following comments have been received from various agencies as of May 22,2009.

1) Vol fmith of the St. Heiens-Columbia City CPAC reviewed the proposed amendmeni and commented, as an
individual thal the proposal will make it easier to provide added decuhty to a business and would be inilined
to utilize the facility knowing there was an owner or manager living on site.

2) 9..gtgiu Keiperof the St. Helens-Columbia City CPAC reviewed the proposal and commented as an
individual that the proposed text amendment is not necessary because^home occupations are already allowed in
the RIPD Zone.
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3) The Scappgose Sp-itzenberg CPAC reviewed the proposed amendment and recommended the proposed use be
allowed to be legally established as a home occupation that is permitted by existing provisions in Section683.5. 

:

4) Gary Fish, Regional Representative of The Department of Land Conservation and Development commented
and suggested the proposed text amendment be processed as a conditional use and authorized only if the
tempo-rary caretaker/watchman residence was in conjunction with an established RIPD use, be resiricted to a
manufactured- dwelling. or mobile home, and be located only on the portion of the property that has been
approved for both on-site sewage disposal and potable water.

5) The 
. 
County Roadmaster has reviewed the application and has no objection to its approval and confirmed the

applicants have a Road Access Permit on fiIe..

6) The Scappoose Rural Fire District - no response as of the date of this report, May 22,2009.

7) Charles Kaluza submitted comments dated May 2I,2009 encouraging the county to allow the continuation of
the onsite care-daker's residence on the applicant's marine related fPb business. Mr. Kaluza also stated he
chose to utilize this-particular boat storage yard because of the onsite presence and added security provided by
the caretaker's residence.

As of the date of this report, Land Developpent Services has yet to receive any additional comments conceming the
proposed text amendment to Section 683 of the ZoningOrdinance.

CONCLUSION AND RECOMMENDATION:

zones.

Attachments

((A)'

Based upon the-above research, evaluation and subsequent Findings, Staff Recommends Approval of the legislative
amendment to the text of the Columbia County Zoning Ordinance Section 693 UrdT"""ittil U"d"t Pt"r"ti6rd
ConditionsintheResourceIndustrialP1aruredDevelopment(RIPD)Zoneaspreffi
"Attachment A".

Proposed amendment to Section 683.6 of the ZoningOrdinance shown in bold
Submitted Application for TA 09-03
DLCD Comments dated May 7,2009
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lguppoo_r_. _-Spitzenberg & St. Helens-columbia city cpAC recommendations
Charles Kaluza's comments dated May 2I,2009
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ATTACHMENT A

section 680 RESOURGE INDUSTRTAL - PLANNED DEVELOPMENT

683

RIPD

The following uses may be permitted subject

681 furPose:. Tfu Pytpgse of this district is to implement the policies of the Comprehensive plan
for Rural lndustrial Areas. These provisions bre intended'to accommodate rural and natural
resource related industries which:

.1 Are not generally labor intensive;

.2 Are land extensive;

.3 Require a rural location in order to take advantage of adequate rail and/or vehicle
- and/or deep water port and/or airstrip access;

.4 Complement the character and development of the surrounding rural area;

.5 Are consistent with the rural facilities and services existing and/or planned for the
area; and,

'6 Will not require facility and/or service improvements at significant public expense.

The uses contemplated for this district are not appropriate for location within Urban
Growth Boundaries due to their relationship with ine'site specific resources noted in
the PIan and/or due to their hazardous natlre

682 Permitted Uses:

.1 Farm use as defined by Subsection 2 of ORS 215.203.

.2 Manage.ment, production, and harvesting of forest products, including wood
processing and related operations.

to the co

1

683.1

ns imposed for ea use:

Productio.n, processing, assembling, packaging, or treatment of materials; research
and. developmg{ laboratories; and-stbrage and distribution of services and facilities
subject to the following findings:

A. Ihe requested use conforms with the goals and policies of the Comprehensive
Plan - specifically those policies regarding rural ihdustrial development and
exceptions to the rural resource land goals and policies.

B. The potential impact upon the area resulting from the proposed use has been
addressed and any adverse impact will be able to be mitigated considering the
following factors:

"1 Physiologic.al.characteristics 
_of the site (ie., topography, drainage, etc.)

and the suitability of the site for the particular iand uss and
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.2

2

improvements;

. Existing land uses and both private and public facilities and services in
the area;

The demonstrated need for the proposed use is best met at the
requested site considering all factors of the rural industrial element of the
Comprehensive Plan.

requested use can be shown to comply with the following standards for
able seryices:

capacity to
ystem capable

c. The
avail

1

\

Water shall be provided by an on-site source of sufficient
serve the proposed use, or a public or community water s
of serving the proposed use.

.2 Sewage will be treated by a subsurface sewage system, or a community
or public sewer system, approved by the County Sanitarian and/or the "

State DEQ.

.3 Access will be provided to a public right-of-way constructed to standards
capable of supporting the proposed use consiilering the existing level of
service and the impacts caused by the planned development.

"4 The property is within, and is capable of being served by, a rural fire
district; or, the proponents will provide on-site fire suppr-ession facilities
capable of serving the proposed use. On-site facilities shall be approved
by either the State or local Fire Marshall.

683.2 Accessory buildings may be allowed if they fulfill the following requirements:

A. lf attached to the main building or separated by a breezeway, they shall meet
the front and side yard require-ments'of the main building.

B. lf detached from the main building, they must be located behind the main
building or a minimum of 50 feet from the front lot or parcel line, whichever is
greater.

C. Detached accessory buildings shall have a minimum setback of 50 feet from
the rear and/or side lot or parcel line.

.3 Signs as provided in Chapter 1300.

.4 Off street parking and loading as provided in Chapter 1400.

.5 Home occupations consistent with ORS 21 5.448.

.6 A caretaker's residence that is accessory to and in conjunction with an
established RIPD business located on th-e same property. The
caretaker/watchman residence shall be:

A. Temporary in nature and restricted to a manufactured dwelling or mobile
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B.

c.

home,

Approved for potable water and on-site sewage disposal, and

Removed or made to conform with applicable zoning and building
reEullations after the resldentlal structure Is no longer needed because
the authorized business is no longer operational.

The owner shall sign and record a Waiver of Remonstrance regarding
past, current or future accepted RIPD operations on adjacent and nearby
lands.

The minimum lot or parcel size for uses allowed under Section 6B2 shall be 38 acres.

D

684 Standards:

.1

.2 The minimum lot or parcel size, average lot or parcelwidth and depth, and setbacks
for uses allowed under Section 683, shall be established by the Planning Commission,
and will be sufficient to support the requested rural industrial use considering, at a
minimum, the following factors:

Overall scope of the project. Should the project be proposed to be developed
in phases, all phases shall be considered when establishing the minimum lot
stze.

A

B. Space required for off street parking and loading and open space, as required

C. Setbacks necessary to adequately protect adjacent properties.

.3 Access shall be provided to a public right-of-way of sufficient construction to support
the intended use, as determin6d by the CountyRoadmaster.

685 Review Procedures: The Planning Commission shall review, in accordance with Section
1600, all requests made pursuant to Section 683 to assure that:

.1 The use conforms to the criteria outlined in Section 681.

The conditions outlined in Section 683 can be met.

The Design Review Board or Planning Commission reviewed the request and found it i

to comply with the standards set out in Section 1550 and the minimum lot or parcel i

size provisions set out in Section 684. i

.2

.3
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