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BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR COLUMBIA COUNTY, OREGON

ln the Matter of an Application by the City
of Scappoose (PA 11-01) for a Major Map
Amendment to Change 3ZB Acres of Rural
Residential, Rural lndustrial, Agriculture
Resource and Community Service to Urban
Growth Boundary (UGB)

/
oRDtNANCE NO. 2011-3

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

:) ECTION 1 TITLE

This Ordinance shall be known as Ordinance No. 2011-3.

SECTION 2. AUTHORI TY

This ordinance is adopted pursuant to oRS 201.035, oRS 203,04s, and oRS 1 gT.17s

SECTION 3 PURPOSE.

The purpose of this Ordinance is to approve application PA '11-01 for a Comprehensive
Plan Map Amendment to expand the City of Scappoose Urban Growth Boundary (U'CA) UV
approximately 378 acres. Specifically, this Ordinance changes the Comprehensive plan Map
designation of properties identified in Exhibit A, attached heieto and incorporated herein Uy inis
reference, from Rural Residential, Rural lndustrial, Agriculture Resource, and Community bervice
to UGB.

SECT toN 4 HISTORY.

Public hearings on the application were held before the Qolumbia County planning
C_ommission (Planning Commission) on June 6,2011, and the Eoard of County'Commissioners
(B9ard)on July 27,2011. On July27,2O11,the Board closed the hearing to oraltestimony, but
leftthe record open untilAugust 3,2011 forwritten evidence and testimoiy. However, to correct
a scrivener's error in its public hearing notice, which was identified through public testimony at the
July 27th hearing, the Board published a corrected notice in the Spof/rgrhf-on'August10,2oj1, and
reopened the record for written evidence and testimony until August ll, 2011, ind continued
deliberations to August 31, 2011. On August 31, 201t, tfre goaiO deliberated and voted to
tentatively approve the application.

SECTION 5. NDINGS NCLUSI

Based on the record of written evidence and testimony before the Board, a list of which is
attached hereto and incorporated herein as Exhibit B, and oral testimony presented at the public
hearing on July 27, 2011, the Board of County Commissioners adopts the findings of facts and
conclusions of law set forth in Exhibit C, attached hereto and incorporated herein by this
reference, As more particularly described in the Board's findings in Exhibit B, the Eioard adopts
porlions of the City's findings in support of City Ordinance 816, except to the extent that the bity's
findings are inconsistent with the Board's findings. The City's findings in support of City
Ordinance 816 are attached hereto as Exhibit D and incorporated hJrein by'this reference.



SECTION 6. AMENDMENT AND AUTHORIZATION

1. PA 11-01 is hereby approved, and the Columbia County Comprehensive Plan Map
is hereby amended to change the designation of the properties identified in Exhibit A from Rural
Residential, Rural lndustrial, Agricultural Resource, and Community Service to Urban GroMh
Boundary.

2. As part of its approval of PA 11-01, the Board of County Commissioners hereby
imposes the following conditions:

a. Any changes to the existing multi-use natural woodland environment of the
Crown-Zellerbach Trail (between West Lane and Honeyman Roads) shall be approved by the
County following the Memorandum of Understanding dated December 18, 1996; and

b, lf the development of the 1S-acre regional park's staging area impacts
wetlands, all work within these wetlands shall be authorized and approved by the Oregon
Department of State Lands; and

c. Prior to any development in the unincorporated areas, the County shall
require Site Design Review(s) to address the traffic impact as well as provisions for water, sewer,
and storm drainage facilities,

SECTION 9. SEVERABILITY

lf any portion of this Ordinance is for any reason held invalid by any court of competent
jurisdiction, such portion shall be deemed as a separate, distinct, and independent portion, and

such holdings shall not affect the validity of the remaining portion of this ordinance.

SECTION 10. SCRIVENER'S ERRORS

Any scrivener's errors in this Ordinance may be corrected by order of the Board of County
Commissioners.
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DGIIBIT A l
ordinance No.816 Exhiblt B
Real property added to the Scappoose Urban Growth Boundary (UCBI

Note: See MoF e, B, ond C for the specific locotion of the UGB and comprehensive plan boundories

(IJGB ond plan deslgnations may not allgn with parcel boundaies)
\

Northeast Expansion Area
Columbla County 1556sor Map

and Tax lot number

Area added to Comprehensive Plan

3N1W 500 504
3N1W 5B0 100

3N1W 580 400
3N1W 680 500
3N1W 580 600
3N1W 680 700

3N1W 580 1300

3N1W 680 1400
3N1W 580 1500
3N1W 680 1600
3N1W 680 1700
3N1W 680 1701

3N1W 680 1800
3N1W 680 1900
3N1W 680 2000

3N1W 680 ROAD

3N1W700 102

3N1W700 103
Al rpor"t Employ me nt Subtotal

3N1W700 103
Publlc Lands Subtotol

142.3

3.5
z.o
0,6
0,9

10,6
2.O

0.1
3.2
3.2
3.2
3,3
8.1
9.1
x.0
3.3
7.9

105.3
342.6

74.s
74.5

Airport Employment (AE)

Airport Employment (RE)

Airport Employment (AE)

Alrport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (aE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Airport Employment (AE)

Alrport Employment (RE)

Airport Employment {AE)

Public Lands (PLi

3N1W 200

Southwest Expanslon Area
Columbla @untyAssessor Map Area added to Comprehenslve Plan

Tax

3N2W13CO ROAD

3N2W2400 300
3N2W24001404
3N2W24001407

3N2W2400 ROAD
3N2W2400 ROAD

3N2W24AC 500
, 3N2W24AC ROAD

Commerclal $tbtotal
3N2w2rt0o 300
3N2W2400 400

Commercial(C)
Commercial(C)
Commercial(C)
Commercial(C)
Commercial(C)
Commercial(C)
Commercial(C)
Commercial(C)

0.3
0.1
0.1
2.6
2.5
L,4
4.0
0.3
1.3

n.7
2.O

0.8
2,8Publlc Subtotol

Public Lands (PL)

Public Lands (PL)

Gilmore Road Expansion Area
Columblp County Assessor Map Area added to @mprehensive Plan

and Tax lot UGB

3N2W 100 301
3N2W 100 302

3NzW 100 ROAD

3N2W 1CO ROAD

Cnmmcrclal $tbiotal

2.6
0.9
L.Z
0.1
0.1
5,0

Commercial(C)
Commercial(C)
Commercial(C)
Commercial(C)

3N

Grand total: 37b acres



EXHIBIT B

\ ) Written testimony and evidence admitted into the record by the Board of Commissioners:

EXHIBIT I - Legal Counsel's File:

Board Communication from Todd Dugdale, dated July 21, 201 I, with the following
attachments:
a, Board Staff Report, dated July 20, 201 l, with the following attachments:

i Planning Commission Final Order, signed June 9, 201I
ii Draft minutes of June 6,2011 Planning Commission Public Hearing
iii Application
iv Comments from Lonny Welter, Columbia County Transportation Planner,

dated May 10, 2011

v Comments from Scappoose BayWatershed Council, dated May 5,2011
vi Comments from Scappoose CPAC, dated May 16, 2011

vii Comments from William and Brenda Strape, dated September 25, 2010
viii Comments from David Stocker, County Economic Development

Coordinator, dated May 10, 201 I

ix Comments from NRCS District Conservationist, dated September 3, 2010
x Comments from Jeff Bennett, City Attomey, City of Scappoose, submitted

at Planning Commission hearing on June 6,2011
xi Comments from Marie Gadotti, submitted at Planning Commission

hearing on June 6,2011
Notice of Public Hearing (Publication), dated July l, 201 I
Notice of Public Hearing (Property Owner Notice), dated July I ,2011
Affidavit of Publication, dated July 1,2011
Affidavit of Mailing, dated July 1,2011
Certificate of Mailing Final Order, dated June 13, 2011

Planning Commission Staff Report, dated May 27,2011
Notice of Public Hearing, dated April26,201l;certificate of mailing, dated Apil26,
201 1 ; and affidavits of publicati on (The Spotlight and The Chronicle), dated May 25,
20tt
Letter of complete application from Glen Higgins, Columbia County Planning Manager,
dated April 25,201I
Letter from Brian Varrichione, Scappoose City Planner, dated April 20, 201 l, with
revised application and aftachments
Notice to DLCD
Letter from Glen Higgins, Columbia Counfy Planning Manager, dated December 29,
2010
Notice of Public Hearing continuation from Glen Higgins, Columbia Coufrty Planning
Manager, dated September 22,20 I 0, and certificate of mailing, dated September 22, 2010
Letter from Brian Varricchione, Scappoose City Planner, requesting continuance, dated

September 21,2010
Letter from Seth Brumley, ODOT, dated September 2l ,2010

2.

J,

4.

5.

6.

7.

8,

9

10.

1l
t2

l3

t4

l5
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16.

17.
18.

19.

Scappoose UGB article published in The Chronicle on September 15,2010
Comments from Scappoose CPAC, dated September 15,2010
Letter from Seth Brumley, ODOT, dated September 9,2010
Appendix 7 to application (containing public comments), submitted on September 2,

2010
Comments from Lonny Welter, Columbia County Transportation Planner, dated August
26,2010
Certificate of Mailing, dated August 26, 2010
Notice of Planning Commission Public Hearing, dated August 25,2010
Letter from Glen Higgins, Columbia Counfy Planning Manager, dated August24,2010
DLCD notice
Application, submitted J]u/ly 29, 2010

20

21

22

z)
24
25

EXHIBIT 2: Written testimony from Scappoose Mayor Scott Burge

EXHIBIT 3: Scappoose Resolution No, I I - I 5, submitted by Mayor Scott Burge at Board of
Commissioners' hearing on July 27 ,2011
EXHIBIT 4: Letter from David Stocker, Columbia County Economic Team, dated July 25,2011
EXHIBIT 5: Written testimony from Marie Gadotti, dated July 27,2011
EXHIBIT 6: Written testimony from Michael Sheehan, dated July 27,2011
EXHIBIT 7: Written testimony from Patricia Zimmerman, dated Iuly 27,2011
EXHIBIT 8: Written testimony from 1000 Friends of Oregon, dated July 27,201l; Metro
Reports submitted by 1000 Friends of Oregon on July 27,2011: 20 and 50 year Regional

Population and Employment Range Forecasts, dated September 2009; and Urban Growth Report

2009-2030 Employment and Residential, dated January 2010

EXHIBIT 9: Letter from Ed Freeman, Airpark Development, LLC, dated August 1,2011

EXHIBIT 10: Letter from Brian Rosenthal, dated August 3, 201 I

EXHIBIT 11: Written testimony and evidence from Marie Gadotti, dated August 3,201I
EXHIBIT 12: Written evidence submitted by Michael Sheehan on August 17,2011
EXHIBIT 13: Wriffen testimony and evidence from Jerald Johnson, Johnson Reid, dated August
16,20ll
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EXHIBIT C

COLUMBIA COUNTY BOARD OF COMMISSIONERS
FINDINGS OF FACT

Col u m bia Countv Com prehen9iyg P-la n Map Amendment

HEARING DATE:

FILE NUMBER:

APPLICANT:

OWNER

TAX LOTS:

PROPERTY LOGATION:

REQUEST:

PRESENT COMPREHENSIVE
PLAN DESIGNATION:

PROPOSED COMPREHENSIVE
PLAN DESIGNATION:
PRESENT ZONING:

PROPOSED ZONING:

City of ScaPPoose
33568 E. Columbia Avenue
Scappoose, OR 97056

Various property owners in Sections 13 and 24 in

i.*.inii g ilortn Range 2 West and.in Sections 1' 6

and 7 in Township 3 North Range 1 West

29 tax lots, identified in Exhibit C

357 Acres in the NE ExPansion Area

16 Acres in the SW ExPansion Area

S n"i.tln the NW Gilmore Road Expansion Area

A post acknowledgme{ plan amendment (PAPA)to

eioand the Citv of Siappoose's Urban Growth

e.iu;otty (uGBj ny approilmately-378 acres' This

reouest 
'will ameird portions of the County's

C.-'i-piin".iiuJ pttn Map Designation from Rural

netiOential, Rural lndustrial, Agriculture Resource'

;J 6;;unity Service to the City of Scappoose's

Urban Growth i3oundary (UGB)'

Rural Residential, Rural lndustrial' Agriculture

Resource, and CommunitY Service

Urban Growth Boundary (UGB)

RR-s, RIPD, PA-80, and CS-l'

The city has not proposed any other interim zoning

on the atfected ProPerties

July 27,2011

PA 11-01

Page 1 of 57 - Findings of Fact



APPLIGABLE REVIEW CRITERIA:

columbia countv Zonino ordinance section 1502Zone changes

(Map Amendments)

Section 1605 Zone Change - Major Map Amendment

Section 1606 Legislative Public Hearings

section 1607 Consistency with the comprehensive Plan

Section'1611 Notice of Legislative Hearing

OAR 660-009-0015 Economic Opportunities AnalYsis

Page A1

6

8

8

9

10

10

37

37

37

37

39

40

41

43

44

47

48

49

oAR 660-009-0025 Designation of Lands for lndustrial and other

Employment Uses

Oregon Administrative R9les Division 15

ffi(t+1 coal 14: Urbanization

16

21

21

22

23

26

28

24-
OAR 660-024-0030 PoPulation Forecasts
OAR 660-024-0040 Land Need

oAR 660-024-0050 Land lnventory and Response to Deficiency

oAR 660-024-0060 Boundary Location Alternative Analysis

Oreoon Revised Statuteq
ORS 1 97.2gB prioffii Land to be included within Urban Growth

Boundaries
Columbia County Comprehensive Plan Policies

Citizen lnvolvement

Planning Coordination

Agriculture

Rural Residential

Urbanization

Economy

Commercial

lndustrial Siting

Transportation Policies

Public Facilities and Services

Open Space, Scenic and Historic Areas and Natural

Part XVll
Resources
Recreational Needs

Part ll

Part lll

Part V

Part Vll

Part lX

Part X

Part Xl

Part Xll

Part Xlll

Part XIV

Pafi XVI

Page 2 of 57 ' Findings of Fact
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') 52
Oreoon's Statewide Plannino Goals

Goal 9 Economic DeveloPment

Goal 14 Urbanization

Goal 1 Citizen lnvolvement

Goal 2 Land Use Planning

Goal 5 Open spaces, scenic and Historic Areas, and Natural

Resources
Goal 8 Recreational Needs

Goal 11 Public Facilities and Services

Goal12 TransPortation

Comments

Conclusions and Recommendations

55

56
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BACKGROUND & SUMMARY:

The City of Scappoose proposes a County Comprehensive Plan Map Amendmenl File

No. PA-11-01, 
'for 

approximately 378 acres of land from Agriculture Resource, Rural

lndustrial, Rural Residential, and iommunity Service to Urban Growth Boundary (UGB) as

shown below in Table 1 and Map C on Page 5. This amendment is based on an

Economic Opportunities Analysis, is consistent with Statewide Planning Goal 9 as

balanced with Goal 14, and is needed for the City of Scappoose to have an adequate land

supply to accommodate its projected employment growth over the next 20 years, until

2030.

TagLe 1 . UGB EXPANSION ACREAGE AND LAND USE SUMMARY

Location Existing
Zoning

Proposed Plan
Designation (after
annexation)

Gross Acres
Added to
UGB

Northeast
Expansion
Area

PA-80 Airport Employment
(including 20 acres for
lnstitutional Use)

266

PA-80 Public Lands (for a
regional park)

15

RIPD Airport Employment 61

RR-5 Airport Employment 16

Southwest
Expansion
Area

RR-5 Commercial 13

cs-l Public Lands (no
changes to existing
Fairview Cemetery)

3

Northwest
Gilmore
Road
Expansion

RR-5 Commercial 3

RIPD Commercial 1

EC Commercial 1

Total All Land Uses 378**

* The gross acreage figure includes: (a) suitable employment land; (b) unsuitable wetlands and
floodplain; (c) existing & future public lands and (d) land for existing and planned street rights-of-
way,
**'Due to rounding, the total acreage in the table equals 379 acres. However, according
precise numbers in Exhibit B of City Ordinance No. 816, the total expansion area equals

Proposed amendments to Urban Growth Boundaries are required to comply with Division

Page 4 of 57 - Findings of Fact
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24 of Oregon Administrative Rules Chapter 660 as well as with provisions in Oregon
Revised Slatute 197 .298 relating to the selection and suitability of the unincorporated land

included in this UGB expansion. According to the submitted application, the City of
Scappoose's proposed UGB expansion is needed to meet their projected 20 Year
Employment Need for industrial and commercial development. This 20 Year Employment
Need was determined according to Statewide Planning Goal 9 that authorizes cities to
review and, if necessary, amend their comprehensive plans if a factually based Econqmic
Opportunities Analysis indicates the existing land supply cannot accommodate the city's
economic development goals and opportunities.

With this objective, approximately three years ago on July 7, 2008 the City of Scappoose
established an Ad Hoc Economic Opportunity Analysis Advisory Committee that would
review and evaluate an Economic Oppodunities Analvsis prepared by Johnson Reid LLC.

This Ad Hoc Advisory Committee and Johnson Reid reviewed the existing supply of
industrial and commercial zoned land and compared this supply to the City's 20 Year
projected demand for these same land needs. This extensive analysis resulted in the
attached application's January 10, 2011 City of Scappooses Economic Opportunities
Analysis (EOA) that is provided for in OAR 660-009-0015.

The submitted proposal, based on the January 201 1 EOA (Attachment A) recommends the
City (1) expand the city's UGB by approximately 378 acres in three areas (SW Expansion
Area, NE Expansion Area and Gilmore Road Expansion Area)to accommodate its 20 year
industrial and commercial needs and establish a new 15 acre regional park and (2) amend
and update the City's Comprehensive Plan Goals and Policies and the related
Development Code provisions as needed to implement these identified economic
opportunities. Columbia County needs to review and evaluate only the proposed UGB
Amendment to the cOunty's Comprehensive Plan Map and not the accompanying City's
implementing ordinances.

After the required City of Scappoose Planning Commission and City Council public

hearings held between September 2010 and April 201 1 , on April 18,2011 the Scappoose
City Council approved the approximate 378-acre expansion of the UGB and the related
City's Comprehensive Plan & Development Code amendments through the adoption of
Ordinance 816. Since the state requires UGB amendments to be adopted by both the City
and the County, the City submitted PA 1 1.01 to Land Development Services on April 20,
2011 and requests the county's concurrence.

With this background information, the remainder of this report will research, analyze and
evaluate the extent to which the proposed expansion of the City of Scappoose's Urban
Growth Boundary complies with the applicable regulatory provisions of the State of
Oregon's Administrative Rules, Revised Statues, and Statewide Planning Goals related to
Urbanization and Economic Development as well as with the applicable provisions of the
County Comprehensive Plan and Zoning Ordinance.

Beqinnino with the Columbia County Zonino Ordinance.
Section 1502 Zone Chanqes ( o Amendments)
There are two types of zone changes which will be considered by the Commission: Major

Page 5 of 57 - Findings of Fact



Map Arnendments and Minor Map Amendments.

.1 Maior 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 wlth the Comprehensive Plan. The approval of this type of
Zone Change is a 2 step process:

A. 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
substantiating the following:

1. The proposed Zone Change is consistent with the policies of the
Comprehensive Plan;

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

3. The property and affected area is presently provided with adequate
facilities, seryices, 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 PIan;

The proposed Zone Change is consistentwith the Statewide Planning
Goals (ORS 197); and

The property and affected area is presently provided with adequate
facilities, services, and transportation networks to support the use, or
such facilities, seryices and transporlation networks are planned to be
provided concurrently with the development of the property.

Findinq 1: The applicant is requesting approval of a Major Map Amendment application
which will, if approved, change the County Comprehensive Plan Map from Rural

B

1

2

3
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Residential, Rural lndustrial, Agriculture Resource, and Community Service to Urban
Growth Boundary (UGB) for the affected properties. Since this proposed UGB expansion
is required for the City to fulfill their long term (20 year) Employment Land Need provided
for in OAR 660-024-0040(5), the County will not apply any interim zoning to the affected
properties. Lands will not be rezoned until they are annexed to the City.

Columbia County will process the proposed UGB expansion as a Major Map Amendment
because the request will require the official Comprehensive Plan Map be amended to
reflect the proposed new UGB. The Planning Commission heard the matter at their
June 6, 201 1 meeting and voted to recommend approval of the proposed UGB expansion,
The Board reviewed the application, heard testimony and considered written evidence at a

July 27,2011 hearing, held the record open through August 24, and continued
deliberations to August 31, 2011, at which time the Board of Commissioners made a
preliminary decision to approve the application, subject to approval of findings and
adoption of an ordinance approving the application and amending the Comprehensive Plan
Map as requested.

Consistency with the policies of the Comprehensive Plan and the Oregon Statewide
Planning Goals are reviewed throughout these findings. The goals and policies of the
County Comprehensive Plan are addressed in Findings 32 through 48.

Since the City's request does not include any rezoning of the affected properties, these
newly designated urbanizable properties will retain their current zoning until future
annexation. Nevertheless, the Board finds that upon annexation, the City of Scappoose
will need to have the required master plan(s) in place to ensure adequate facilities and
services will be extended to the affected site(s) at the time of development to allow the
intended commercial and industrial uses as well as the intended public land uses in areas
for this proposed UGB Expansion. No new development of the subject properties are
proposed with this UGB Expansion. Accordingly, the Board concludes that this criterion
has been satisfied.

Continuinq with Columbia County Zoninq Ordinance:
Section 1605 Zone Change - Major Map Amendment:

The hearing for a major map amendment shall follow the procedure established in

Sections 1502, 1502.1,1502.1A and 1502.18. This hearing cannot result in the
approval of a major map amendment. The Commission may make a
recommendation to the Board of 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 amendmentwill be on the record
unless a majority of the Board votes to allow the admission of new evidence.

Findinq 2: The hearing for this Major Map Amendment followed the previously mentioned
procedures. The Planning Commission held their public hearing on June 6, 2011 and
made their recommendation to the Board of Commissioners. The Board of Commissioners
held a hearing on July 27 , 2011. On August 31,2011, the Board held a public meeting to

Page 7 of 57 - Findings of Fact



deliberate and made a preliminary decision to approve the City's Comprehensive Plan Map
amendment application allowing the UGB expansion. The Board finds this criterion has
been be satisfied.
Continuinq with Columbia Countv Zoninq Ordinance:
Section 1 606 Legislative Hearings:

Requests to amend the text of the Zoning Ordinance or to change a large area of
the Zoning Map of Columbia County in order to bring it into compliance with the
Comprehensive Plan are legislative hearings, Legislative hearings shall be
conducted in accordance with the following procedures.

A legislative amendment to the Zoning Ordinance Text or Map may be
initiated at the request of the Board of Commissioners, a majority of the
Commission, or the Director, or any citizen of the County may petition the
Commission for such a change.

Notice of a Legislative Hearing shall be published at least twice, one week
apart in newspapers of general circulation in Columbia County. The last of
these notices shall be published no less than 10 calendar days prior to the
Legislative Hearing. The mailing of notice to individual property owners is
not required but shall be done if ordered by the Board of Commissioners,

Findinq 3: Although the City of Scappoose originally submitted the application for PA 11-
01 on September 2, 2010, the City requested a continuance of the County Planning
Commission hearing until after the City Planning Commission made its final
recommendation to the City Council. On April 18,2011 the Scappoose City Council
adopted Ordinance 816 for the approximate 378-acre UGB expansion and the related
amendrnents to the City's Comprehensive Plan and Development Code.

After adopting this ordinance, the city submitted the revised PA 1 1-01 application to the
county on April 20,2011 . This revision included adding three tax lots in the Gilmore Road
Expansion Area and subtracted all properties west of Old Portland Road in the SW
Expansion area. The revised application was deemed complete on April 25, 2011 and
scheduled to be heard at the Planning Commission's June 6,2011 meeting. The Planning
Director initiated this amendment to the Comprehensive Plan Map through the application.
The 45-day notice was also mailed to the Department of Land Conservation and
Development (DLCD) on April 26,2011. Notice of this application was mailed to the
owners of the affected subject properties on April 26,2011 . Columbia County sent notice of
the application and its scheduled public hearing was published in the Spof/rght, Chronicle,
and Daily Nenrs on May 25,2011, at least 10 calendar days prior to the June 6,2011
public hearing date. Notification of the July 27 ,2011 Board Hearing date was published in
the Spof/rghf on July 6,2011 and July 1 3,2011. Likewise, notification of said hearing was
mailed to surrounding property owners on July 1,2011, with amended notice holding the
record open mailed on August 4, 2011. Public notification procedures as outlined by
Section 1606 for Legislative Hearings were followed for this proposal and public hearing
procedures will be followed in accordance with this Section. Based on the foregoing, the
Board finds that these criteria have been met.

2
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Co
Section 1607 ts

ln c
Section 1611 Notice of Leg islative Hearings:

ol c

AllamendmentstotheZoningordinanceTextandMapshallbeconsistentwiththe
ComPrehensive Plan Text and MaPs'

.1 The commission shall hold a hearing to consider the proposed amendments

and shall make . l""roti.,"nOatioti to the Board of Commissioners with

regard to the proposed ut"nJ,",.'"ntt. The Board of Commissioners shall

hold at least one hearing ioionsiOer the proposed amendments' Both the

CommissionandtheBoardofCommissioner,shearingswillrequirenoticein
the manner outlined in Section 1611'

Findinq4:Theapplicantproposel|oamendtheCountyComprehensivePlanMap's
desisnation of the ,i[#;'Ji;J!, ucd, *nlin *iir iilow thdse sites to be annexed into the

city of scappoose toitriur" industrial rhJ .orr.rcial development. No interim changes

to the Zoning oroinJnceG"t oirrp wirioccur piior to the affeited sites'future annexation'

Notice of the pranrung-comrirrioh n".iNg tiro*q9 the procedures set forth in sections

1606 and 161 1 of the county,s Zoning oroi"nrnr.. Notice of the Board of commissioners

hearing also followed the procedures of S""itn i611. Both the Planning Commission and

the Board of commissioners nero puo-ni-ri;;ri.gr on the application' Based on the

foregoing, the goaid""ontirO.t that this criterion has been satisfied'

c

Z o

The notice of a legislative hearing shall contain the following items:

.1 Date, time and place of the hearing;

'2 A description of the area to be rezoned or the changes to the text;

.3Copiesofthestatementfortheproposedchangesareavailableinthe
prann,n6'o";;;tr#i. rnese pi'opbseo changes may be amended at

the Public hearing;

.4 lnterested parties may appear and be heard;

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

Ordinance'

Findinq 5: Notice of the county's.planning commission's public hearing was published in

the Spof/ig ht, Chronici;,;;a oaity Neit".,. nptil i 5,2011and contained all information

required by section ioi i ot in" cbru*oL Co"ntv Zoning ordinance. Notice of the Board
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1 of Commissioners' public hearing was published in the Spof/rghf on July 6,2011 and July
13,2011 and also contained all information required by Section 1611 of the County's
Zoning Ordinance. At its July 27 ,201 t hearing, the Board of Commissioners gave notice of
that the record would remain open for 7 days and the Board would resume deliberations on
August 17,2011. On August 4, the Board published notice that the record would be held
open through August 24 and the deliberations continued to August 31, 2011 (this action
was taken to correct scrivener's errors in prior notices). Based on the foregoing, the Board
concludes that this criterion has been satisfied.

Beqinninq with the Oreqon Administrative les Division 9 - Economic Development:
660-009-001 5 Economic Opportunities Analysis

Cities and counties must review and, as necessary, amend their comprehensive plans to
provide economic opportunities analyses containing the information described in sections
(1)to (a) of this rule. This analysis will compare the demand for land for industrial and
other employment uses to the existing supply of such land.

(1) Review of National, State, Reqional, Countv and LocalTrends. The economic
opportunities analysis must identify the major categories of industrial or other
employment uses that could reasonably be expected to locate or expand in the
planning area based on information about national, state, regional, county or local
trends. This review of trends is the principal basis for estimating future industrial and
other employment uses as described in section (4) of this rule. A use or category of
use could reasonably be expected to expand or locate in the planning area if the area
possesses the appropriate locationalfactors for the use or category of use. Cities and
counties are strongly encouraged to analyze trends and establish employment
projections in a geographic area larger than the planning area and to determine the
percentage of employment growth reasonably expected to be captured forthe planning
area based on the assessment of community economic development potential pursuant
to section (a) of this rule,

Discussion: As discussed during the Background & Summary section, the City of
Scappoose utilized a methodology and guidelines consistent with State Planning Goal 9 to
review and evaluate the existing Comprehensive Plan's Economic Goals, Policies, and
Land Needs related to the city's Employment Needs/Opportunities in 2030. The
Attachments, Maps and seven (7)Appendices submitted with PA 11-01 detailthe various
categories of this economic and land use analysis. However, the Executive Summary on
Pages 2 -4 of the January 10, 2011 Scappoose EOA summarizes its Key Findings related
to the national, regional and local trends as follows:

Even though the report was conducted during a time of a severe national recession,
the depth of the downturn is relative to other modern downturns. This can distort
recent economic trends and make it difficult to forecast the nature and timing of the
eventual recovery.

2 Beyond the near-term, the national economy is expected to return to a more typical
growth rate, averaging 3.1% annual Gross Domestic Product growth from 2011 to

l

1
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ZO1g, as well as return to more typical levels of employment growth, ln the coming

growtn cycle, the national commitment to renewable energy transition is expected to

play a major role.

3. The most prominent industry clusters in Scappoose currently are the Aviation

Manufactuiing ind Services, itetail and Nursery industries Scappogge-g nr9ie9t3.U

2030 emptoyirent forecast anticipates an inciease of 8,068 jobs (7.6% AAGR).
professionai& Business Services, Other Services, Manufacturing, and Retail Trade,

are expected to account for approximalely 67% of net new growth. An additional

25% of net new growth is anticifated in the Transportation, Warehousing & Utilities,

Education & Health and Leisure & Hospitality sectors'

4. Scappoose's growth potential is based on several factors. First, the City has

maintained exleptional growth during the last six years and although some of that

growth has eroded receitly, the areahas held upwell. Despite a nationwide severe

iecession, Columbia County has maintained a 1.6% growth rate between 2007 and

2008.

5. There will be a projected need for approximately 400 net acres to accommodate the

2030 projected' employment growth.' After accbmmodating infrastruclure _(streets,
utilitiei eic.) and odnei site improvements, this translates to a need for 483 gross

acres to accommodate the 2030 projected employment growth.

6. provides on Page 4 a detailed assessment of Scappoose s projected 2030

employment lanl and site sizes requirements for Office, Commercial Retail,

lndustrial, Lodging Related and Public Land uses. These projections estimate a

need for 53 sit6s ind a83 gross acres to accommodate these future uses. A more

detailed discussion of thisLmployment land need will follow in Finding 6.

During the public hearings, the public expresse_d_their concern about the averag.e annual

emptiyment growth raie'of 7'.6% and the 8,068 more jobs pjojected to locate in

Srippbor.. 6n Marcn21,2011 and Augusti6,2O.1]_Johnson Reid submitted letters

tnppenOix 7 .B ofCity's Appiication, and Boird Record #Exhibit 13) that address and clarify

ineiu concerns. tn inis ietters, Johnson Reid states these projections are defensible in

tight of Scappoose's close proximity to the Portland - Vancouver Principal Metropol'ltan

SiitisticatArea (PMSA). Siecifically, this larger PMSA is projected to.a!$ approxim-ately

SOO,OOO jobs by 2O3O' and Scappoose's 8,668 would represent 1l^!"/::lare of this

regionat 6rowth. The tetters atsd btate that Metro anticipates over 25o/o (125,000) of tle
SO-O,OOO 

-new jobs will need to locate outside of its UGB primarily in the satellite

communities oi Scappoose, North Plains, Canby and Newberg. This pro.lected 20 year

.rptoyr"nt forecast takes into account Scappobse's cu.rrent and prospective role within

the broader Metro UGB region and may be aspirational, but is not unreasonable' The

AJgust 16 letter observes t-hat growth rites in small healthy gomryulities are commonly

iaiiertnan those for larger comhunities such as those cited by 1000 Friends of Oregon.

The reason is that "iifi n"* unit of growth in small community has a gre^ater marginal

impact than growth in a large community. So., in a. community such as Scappoose, a

ietatively sma-ll addition of efiployment will result in a large growth rate (e.9., the addition of
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just significant employers in communities like The Dalles and Morrow County had a large
and immediate impact on their groMh rates). Finally, these letters state that providing
these additional economic opportunities would

help Scappoose to transition from a "bedroom community" to a more self-sufficient
employment center that would serve city as well as county residents and increase
revenues counVwide.

Findinq 6: For these reasons, the Board finds the January 2011 Scappoose EOA'S
identification of the major categories employment uses that could reasonably be expected
to locate or expand within their UGB through 2030 has satisfied the criterion in OAR 660-
009-001s(1).

Continuinq with OAR 660-009-0015:

(2) ldentification of Required Site Tvpes. The economic opportunities analysis must
identify the number of sites by type reasonably expected to be needed to accommodate
the expected employment growth based on the site characteristics typical of expected
uses. Cities and counties are encouraged to examine existing firms in the planning
area to identify the types of sites that may be needed for expansion. lndustrial or other
employment uses with compatible site characteristics may be grouped together into
common site categories,

Discussion: The Scappoose EOA analyzed national and local economic trends to identify
employment and industrial uses that could reasonably be expected to locate in Scappoose.
The following Ghart 1 - Land Demand by Site Size appears on Page 37 of the Scappoose
EOA, and identifies Scappoose's projected land demand in 2030. This Table illustrates
two categories of Emplpyment Land Demand: Employment Uses and Special Uses. For
Emplovment Uses the City projects the need for fifty (50) Office, Commercial, Retail,
lndustrial and Lodging Related sites that can be accommodated on 373 acres of land. For
Special Uses, the City projects the need for two (2) sites for the Scappoose Airport's
hangar reserye and runway extension and one (1) site for a future extension of Portland
Community College all of which can be accommodated on 110 acres. This data reveal
Scappoose is projecting a need for approximately 400 net acres to accommodate this
projected employment growth. After accommodating for infrastructure (streets, utilities,
etc.) and other site improvements, this translates to a need for 483 gross acres.

Findinq 7: For these reasons , the County finds the Scappoase EOA accurately identified
the number of sites by type and size characteristics that can be reasonably expected to
accommodate the City's projected 2030 employment growth satisfying the criterion in OAR
660-009-0015(2),
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Continuinq with OAR-660-009-001 5:

(3) du
all areas with in urban growth boundaries must include an

developed lands within the planning area designated for indu

use

information

Comprehensive Plans for
inventory of vacant and

strial or other emPloYment

(a) For sites inventoried under this section, plans must provide the following

(A) The description, including site characteristics, of vacant or developed

sites within each plan or zoning district;

(B) A description of any development constraints or infrastructure needs that

affect the buildable area of sites in the inventory; and

(b)when comparing current land supply to the projected demand, cities and

counties i-nay invent"w ."it'grous lots or parcels together that are within a discrete
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plan or zoning district.

(c) Cities and counties that adopt objectives or policies providing for prime
industrial land pursuant to OAR 660-009-0020(6) and 660-009-0025(8) must identify
and inventory any vacant or developed prime industrial land according to section
3(a) of this rule.

(4) Assessment of Community Economic Development Potential. The economic
opportunities analysis must estimate the types and amounts of industrial and other
employment uses likely to occur in the planning area. The estimate must be based on
information generated in response to sections (1) to (3) of this rule and must consider
the planning area's economic advantages and disadvantages, Relevant economic
advantages and disadvantages to be considered may include but are not limited to:

(a) Location, size and buying power of markets;
(b) Availability of transportation facilities for access and freight mobility;
(c) Public facilities and public services;
(d) Labor market factors;
(e) Access to suppliers and utilities;
(f) Necessary support services;
(g) Limits on development due to federal and state environmental protection

laws; and
(h) Educational and technical training programs.

Discussion: Pertaining to OAR 660-009-0015(3), the city's Vacant and Redevelooable
Land supply is summarized on Page 4 of Appendix 1.A. Appendix 1.A shows the city
currently has 153 acres of industrial land and 31 acres of commercial land that are
available for development since they are currently vacant or redevelopable and are
topographically suitable for these uses. As shown in the City's adopted findings, the City
also assumed 5 acres of intensification within the City's downtown area. By subtracting
these 189 acres in the City's UGB from the 483 gross acres needed for the 2030
Employment Land Demand, demonstrates the City needs to expand their UGB by 294
acres. However, the City's request for PA 11-01is for a 378-acre UGB Expansion which
differs by 85 acres from their Employment Land Demand.

County Planning staff contacted the City of Scappoose via telephone on May 6, 2011 and
the City Planner, Brain Varricchione explained this discrepancy. The additional 85 acres
will not be used specifically for industrial or commercial development, but their inclusion will
allow the City to preserve other public uses, preserye environmentally sensitive areas, and
rectify the mapping errors in the Gilmore Road Expansion Area as follows:

. 5 acres of the Gilmore Road Expansion Area that was included to correct a map
irregularity rather than to meet an employment need

. 3 acres for the existing Fairview Cemetery in the SW Expansion Area

. 15 acres for the proposed regional park south of the airpoft

. 20 acres of wetlands in the NE Expansion Area that will not be suitable for
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development,
. 10 acres of existing right-of-way in the SW and NE Expansion Areas, and

. 32 acres for future right-of-ways in the NE Expansion Area,

The assessment of Scappoose's economic and development potential on Pages 23 -25 of

the Scappoose EOA iOentifies two industry clusters that have been attracted to the City's

UGB: Aviation Manufacturing and the Services and Retail Trade Sectors.

The Board notes and agrees with the City's findings regarding the suitability. of Commercial

Retail uses near the Airport (NE Expansion Area) and Highway 30 (in the SW and Gilmore

Road Expansion Areas).

pages 23 - 24 of the Citv Council Findinqs describe testimony concerning^the unsuitability
of 6ertain types of ComrnerciaL Retait uses locating near the airport Sjn99 the future

Airport Busiriess Park Overlay Zonewill limit these uses to those between 5, 000 to 20,000

square feet, the primary useri of these services would be employees working.in the airport-

reiated office anb tignt industrial uses nearby. These commercial uses do not require high-

visibility and are not dependent on attracting drive-by customers.

The Council then considered where the City could locate Commercial Retailthat needed

higher visibility and also depended on the general public and/or drive-by customers for

brisiness. This public testimony and subsequent Council deliberations determined that

these services should be located within (1)the SW Expansion Area between Highway 30

and Old Portland Road and south of the cemetery and (2) in the Gilmore Road Expansion

Area where the eastern portions of all three affected properties were already within the

UGB. More testimony fiom RR-5 property owners residing west of Old Portland Road

(referred to on Page 29 of the Citv Council Findinos\ also resulted in the City's decision not

io expand the UGB in these residentially developed areas which led to a 16-acre reduction

in th6 commercial land need that could be accommodated in the SW Expansion Area'

Findinq 8: With the Scappoose EOA's data related to the City's historical economic

Aevebpment patterns, economic trends and identification of needed site types, the

testimony neal'O in the public hearings, and with the additional clarification from the City
planner iegarding the UGB's need io accommodate other non- employment uses, the

Board tinOi tnat the City has assessed and planned for its economic development
potential and consideied the related economic and_ 

_ 
po]i]iq?] 

. _a.dvantages and

bisadvantages, consistent with the requirements of OAR 660-009-0015( 3 & 4).

Continuinq with OAR 660-009-001 5(5):

(5) Cities and counties are strongly encouraged to assess community economic
devbtbpment potentialthrough a visioning or some other public input based process. in

conjunction with state agencies. Cities and counties are strongly encouraged to use the

ass'essment of community economic development potential to form the community
economic development objectives pursuant to OAR 660-009-0020( 1 )(a).
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l

Discussion: The submitted request for PA 11-O1was the end result of an approximate 3

year coillf,-oration between privite citizens, public officials, pr]vate consultants, and elected

bfficiats who served on the Ad Hoc Economic Opportunities Advisory Committee, Johnson

Reid LLC, the City of Scappoose's Planning Commission and City Council.. The revisions

included in the Afril 201 1 
'application 

reflec{ed the public's concerns about the increases in

commercial uses in primariiy RR-S developed areas located west of Old Portland Road in

the SW Expansion Area. The consequent revision relocated future commercial

developmeniaway from these residentially developed propertie_s^and limite_d^them to those

areas 6ast of Old Portland Road as well t6 tne existing RR-s, EC, and RIPD 3 properties

near Gilmore Road. ln response to public testimony, the Planning Commission also

recommended changes to the Airport Employment Overlay Zones to ensure that the land

uses were appropriaie for the airport area and would minimize conflicts with surrounding

USCS.

Finally, on May 10, 2011 LDS received comments from David Stocker the Columbia

Couniy Economic Development Coordinator stating the application- provides adequate

suppoit in the Council's Findings and the submitted Scappoose EOA.

Findinq 9: The Board finds the 378-acre UGB Expansion submitted in April2011for PA

1t01 was an approximately 3-year long collaborative process that applo-pJi1t^ely

responded to the puOtic conceins, ind is consistent with the required criteria in OAR 660-

009-0015(4 & 5)'for UGB Expansions that are needed to accommodate the City's

Economic Development in its new urbanizable areas'

Continuinq with the Oreqon Administrative Rules Division 9 - Ecgnom]c Development

@nofLandsforlndustrialandotherEmploymentUses
Cities and counties must adopt measures adequate to implement policies adopted
pursuant to OAR 660-009-0020. Appropriate implementing measures includ_e amendments

io plan and zone map designaiions, land use regulations, public facility plans, and

transportation system plans.

(1) ldentification of Needed Sites. The plan must identify the ap.proximate number,

acreage and site characteristics of sites needed to accommodate industrial and other

emplo-yment uses to implement plan policies. Plans do not need to provide a different
typi oi site for each industrial orother employment use. Compatible uses with similar

siie characteristics may be combined into broad site categories. Several broad site

categories will provide for industrial and other employment uses likely to occur in most
ptaniing areas. Cities and counties may also designate mixed-use zones to meet

multiple needs in a given location.

Discussion: Pages 10 - 12 of the Citv of Scappoose Council Findinqs (in Exhibit A)

ude a Summary of the locationalreq uirements that the city needs to accom modate thetnc
2030's projected lndustrial and Employment Uses. The City identified five categories of
land need to accommodate those uses: (1) Commercia l&M xed Use for office; (2) AirPort

Re ated Uses for uses dependent on & supportive of airport uses; (3) lndustrial Smallsite
for most industrial uses; (4) lndustrial Large site for industrial
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plants that require between 30 - 50 acres; and (5) lnstitutional Use for a potential Portland
community college facility. The city determined the amount of land needed for each
category and after inventorying vacant & redevelopable land within the UGB, identified
potential expansion acres that would meet the land need as shown in the following table.

TaeLe 2 - Cunnerur UGB's AccoluvrooATtoN or Leruo Uses

ln addition to the locational requirements listed above, allfuture employment uses need the
following site specific characteristics as supported by the data from the Oregon Business
Development Department referenced on pp.48-59 of the EOA. The city states, and the
Board agrees, that in order to be developed for their future uses, all sites must:

Consist of less than 10% slope and free of wetlands, floodplains, and riparian
constraints;
Have direct access to Highway 30 without driving through established or planned
residential areas;
Be large enough and appropriately shaped to accommodate larger on-site
development and uses;
Be sufficiently buffered from nearby residential areas and cannot abut these areas
on more than one side;
Be serviceable within the 5 - 10 years with adequate transportation, sanitary sewer,
water electrical and storm drainage facilities; and
Have relatively poor agricultural soils and should have natural (riparian corridors)or
artificial (roads and rural residential) boundaries from adjacent agricultural land.

Findinq 10: Based on the foregoing data, the Board finds the City has identified the

1

2

3

4

5

6

Use Acreage Needed Acres within UGB Acreage Deficit
amount of UGB
Expansion

Commercial &
Mixed Use

104 91 13

Airport Related
employment

144 54 90

lndustrial
- Small Site
typically 2-10-acre
sites

85 44 41

- large Site
typically 30 to 50-
acre sites

130 0 130

lnstitutional 20 0 20

TOTAL 483 189 294
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approximate number, acreage and characteristics of sites that are needed to
accommodate the 20 year projected industrial, commercial and institutional uses and has
satisfied the criterion in OAR 660-009-0025(1).

Continuino with OAR 660-009-0025(2):

(2) Total Land Supply, Plans must designate serviceable land suitable to meet the
site needs identified in section (1)of this rule. Except as provided for in section (5) of
this rule, the total acreage of land designated must at least equal the total projected
land needs for each industrial or other employment use category identified in the plan
during the 2O-year planning period.

Findinq 11: As already discussed for Finding 7, the City's 2030 Employment Land
Demand by Site Size analysis demonstrates a total of 53 sites and 483 acres are needed
to meet the site requirements of targeted commercial, industrial, and institutional uses. A
more detailed description of specific required site types is included in Pages 39 - 46 of the
Scappoose EOAin Appendix A, and that description is incorporated herein as the Board's
findings. The City has designated 189 acres within the existing UGB and 294 acres of
expansion area to meet the identified need, and the Board finds the city has complied with
this criterion.

Continu ino with OA R 660-009-0025(3):

(3) Short-Term Supply of Land. Plans for cities and counties within a Metropolitan
Planning Organization or cities and counties that adopt policies relating to the
short-term supply of land must designate suitable land to respond to economic
development opportunities as they arise. Cities and counties may maintain the short-
term supply of land according to . the strategies adopted pursuant to OAR
660-00e-0020(2).

Findinq 12: Although Scappoose is not located within Metro, on Page 12 oI the City
Council Findinos, the City states that because employment land within Scappoose city
limits (near the Scappoose lndustrial Airpark and along Highway 30) is considered
immediately serviceable and ready for development, more than half of the City's existing
employment sites will remain available for the City's short-term employment opportunities.
The Board adopts the City's findings addressing this criterion as its own and concludes that
this criterion has been satisfied.

Continuino with OAR 660-009-0025(4):

(4) lf cities and counties are required to prepare a public facility plan or
transportation system plan by OAR chapter 660, division 01 1 or division 012, the city or
county must complete subsections (a) to ( c) of this section at the time of periodic
review. Requirements of this rule apply only to city and county decisions made at the
time of periodic review. Subsequent implementation of or amendments to the
comprehensive plan or the public facility plan that change the supply of serviceable
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land are not subject to the requirements of this section.

Findinq 13: Per OAR 660-024-02A () (d), the transportation planning rule requirements
under OAR 660-012-0060 do not apply to PA 11-01 because all affected properties
included in the 378 -acre UGB Expansion will not be rezoned for future commercial,
industrial or institutional development until they are annexed. This PA 11-01 will only
amend the Comprehensive Plan Map to UGB and will not, in and of itself, result in any
additional commercial or industrial site development until the ci$ prepares the required
Public Facility and Transportation Systems Plan to support these properties' future
development, annexes the property to the city and implements urban zoning which allows
development of the property. The Board concludes that this criterion does not apply to PA
11-01.

Continuinq with OAR 660-009-0025(5):

(5) lnstitutional Uses. Cities and counties are not required to designate institutional
uses on privately owned land when implementing section (2) of this rule. Cities and
counties may designate land in an industrial or other employment land category to
compensate for any institutional land demand that is not designated underthis section.

Findinq 14: Appendix 5 of PA 11-01 identifies a 2)-acre site that is large enough to
support a future Portland Community College institutional use within the Scappoose Airport
Land use Concept Plan. The exact location of this institutional use may change within this
future Airport Employment (AE) zoned area. This criterion has been satisfied.

Continuinq with OAR 660-009-0025(6):

(6) Compatibility. Cities and counties are strongly encouraged to manage
encroachment and intrusion of uses incompatible with industrial and other employment
uses. Strategies for managing encroachment and intrusion of incompatible uses
include, but are not limited to, transition areas around uses having negative impacts on
surrounding areas, design criteria, district designation, and limiting non-essential uses
within districts.

Findinq 15: Page 40 of the Scappoose EOA and Appendix 1 .B specifically state land use
compatibility (with adjacent land uses) is a required site characteristic forfuture commercial
and industrial lands included in the UGB Expansion because:

All future employment site must have direct access to an existing or planned
collector street without employees needing to drive through established or planned
residential areas and
All employment locations cannot abut urban residential areas on more than one
side and must include sufficient land and/or natural or artificial features to effectively
butfer these potentially conflicting land uses from each other.

These provisions will also encourage the future clustering of all industrial uses which will, in
turn, also minimize detrimental impacts to adjacent residentially developed properties.

2
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)

The City, through public meetings and Planning Commission discussion, reallocated many
of the proposed Commercial Retail uses away from both the airport and the RR-S
developed properties west of Old Portland Road (discussed in Finding 8), consistent with
these compatibility requirements of future land uses.

With Development Code provisions for future industrial and commercial employment site
development, the Board finds this criterion can be met before any properties are developed
for their future commercial or industrial uses.

Continuinq with OAR 660-009-0025ft\:

(7)Availability. Cities and counties may consider land availability when designating
the shortterm supply of land, Available land is vacant or developed land likely to be on
the market for sale or lease at prices consistent with the local real estate market,
Methods for determining lack of availability include, but are not limited to:

(a) Bona fide otfers for purchase or purchase options in excess of real
market value have been rejected in the lasl24 months;

(b) A site is listed for sale at more than 150 percent of real market values;

(c) the owner. has not made timely response to inquiries from local or state
economic development officials; or

(d) Sites in ah industrial or other employment land category lack diversity of
ownership within a planning area when a single owner or entity controls more than
51 percent of those sites.

Findinq 16: Although the City did not specifically consider the shortterm available (ready
for construction within 1 year) supply of suitable and serviceable employment land, the Port
of St. Helens, County Economic Development Coordinator and private landowners are
actively marketing several parcels inside the UGB. Nevertheless, since this section is a
suggestion for UGB Expansions rather thana requirement , the Board finds the proposed
UGB Expansion is consistent with this suggestion of Goal 9's Statewide Planning Rule.

Continuinq with OAR 660-009-0025(8):

(8) Uses with Special Siting Characteristics. Cities and counties that adopt
objectives or policies providing for uses with specialsite needs must adopt policies and
land use regulations providing for those special site needs. Special site needs include,
but are not limited to large acreage sites, special site configurations, direct access to
transportation facilities, prime industrial lands, sensitivity to adjacent land uses, or
coastal shoreland sites designated as suited for water-dependent use under Goal17.
Policies and land use regulations for these uses must:

(a) ldentify sites suitable for the proposed use;
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(b) Protect sites suitable for the proposed use by limiting land divisions and
permissible uses and activities that interfere with development of the site for the
intended use; and

(c) Where necessary, protect a site for the intended use by including
measures that either prevent or appropriately restrict incompatible uses on adjacent
and nearby lands.

land the City will need to accommodate
Finding 10. The discussion on Page 13
ty's related Comprehensive Plan and

Findinq 17: The Special Siting Characteristics of
their 2030 Employment Needs were discussed for
of the Citv Council Findinqs covers how the Ci
Development Code Amendments will establish the Ai
be implemented by the proposed Public Use Airport (

Airport Business Park (ABP), Airport lndustrial Park

rport Employment (AE) Zone that will
PUA) Zone and three overlay zones:
(AlP) and East Airport Employment

(EAE).

The City adopted these Comprehensive Plan and Development Code Amendments
through Ordinance 816. LDS' staff overview of these amendments confirmed they are
consistent with the requirements in OAR 660-009-0025(8) and provide various measures to
preserve the continuance of these future authorized industrial and commercial uses. For
these reasons, the Board finds the applicant has complied with this criterion for future
authorized employment opportunities intended to occur within the affected portions of the
378-acre UGB Expansion.

Continuino with S e Plannino Goals

GOAL14: URBANIZATION

Urban Growth Boundaries
Urban growth boundaries shall be established and maintained by cities, counties and
regional governments to provide land for urban development needs and to identify and
separate urban and urbanizable land from rural land. Establishment and change of urban
growth boundaries shall be a cooperative process among cities, counties and, where
applicable, regional governments, An urban growth boundary and amendments to the
boundary shall be adopted by all cities within the boundary and by the county or counties
within which the boundary is located, consistent with intergovernmental agreements,
except for the Metro regional urban groMh boundary established pursuant to ORS chapter
268, which shall be adopted or amended by the Metropolitan Service District.

Land Need
Establishment and change of urban growth boundaries shall be based on the

following:

(1) Demonstrated need to accommodate long range urban population, consistent
with a Z}-year population forecast coordinated with affected local governments; and
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)

(2) Demonstrated need for housing, employment opportunities, livability or uses
such as public facilities, streets and roads, schools, parks or open space, or any
combination of the need categories in this subsection (2).

ln determining need, local government may specify characteristics, such as
parcel size, topography or proximity, necessary for land to be suitable for an identified
need. Prior to expanding an urban growth boundary, local governments shall
demonstrate that needs cannot be reasonably accommodated on land already inside
the urban growth boundary.

Continuino the Oreoon Admi nistrative les Division 24 -U rban Growth Boundaries:
660-024-0030 Population Forecasts

(1) Counties must adopt and maintain a coordinated 20-year population forecast for
the county and for each urban area within the county consistent with statutory
requirements for such forecasts under ORS 195.025 and 195.036. Cities must adopt a
2j-year population forecast for the urban area consistent with the coordinated county
forecast, except that a metropolitan service district must adopt and maintain a 2}-yedr
population forecast for the area within its jurisdiction, ln adopting the coordinated
!o1e_cast, local governments must follow applicable procedures and requirements in
ORS 197 .610 to 197.650 and must provide notice to all other local governments in the
county. The adopted forecast must be included in the comprehensive plan or in a
document referenced by the plan.

(2) The forecast must be developed using commonly accepted practices and
standards for population forecasting used by professional practitioners in the field of
demography or economics, and must be based on current, reliable and objective
sources and verifiable factual information, such as the most recent long-range forecast
for the county published by the Oregon Office of Economic Analysis lOen;. fne
forecast must take into account documented long{erm demographic trends as well as
recent events that have a reasonable likelihood of changing historical trends. The
population forecast is an estimate which, although based on the best available
information and methodology, should not be held to an unreasonably high level of
precision.

Findinq 18: Although this 378-acre UGB Expansion is needed for the City of Scappoose to
be able to accommodate their projected 2030 Economic Development Need rather than in
response to their 2030 Population Forecast, the city has adopted a Medium Growth
Forecast determined by the February 2008 Population Forecast for Cotumbia County.
This forecast was prepared by the Portland State University Research Center and is
included in Attachment E. This Medium Growth Forecast projects Scappoose's population
to increase from 6,601 in 2010 to 10,022 in 2030 which translates into a population
increase of 3,421 people or an approximate 52% of its 2010 population. Undoubtedly, the
378-acre UGB Expansion will help the city to provide employment opportunities for exlsting
residents to shift Scappoose away from its' "bedroom community" status, provide
employment opportunities for new residents, increase the city's and county's revenue tax
bases, and will encourage Scappoose and the southern portions of the county to become
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l?f":.olomically self-sufficient. Population forecast and job forecast does not have to be'l Io 1 ratlo. A clty can envision greater employment growth than population growth,
especially 

'Ijt-it 1o6 oeticient per pipulation sucn as S.ippoo*u. The Board finds thesubmitted 378-acre UGB Expansion is consistent with the City's projecteJ population
Forecast for 2030.

with on
660-02 4-0040 Land Need

rban n

. 
(3) A local government may review and amend the UGB in consideration of onecategory of land need (for example, housing need)without a simultaneous review andamendment in consideration of other categolies of iand need (for ei;rpb, ilployment

need).

Findinq 18A: This urban growth bound ary expa nsion is proposed to provide land for the2030 Projected Employment Needs (airport-re lated industrialand commercial) determined
by the final January 10, 2011 City ofScappoose Economic O p p o rt u n iti es Analysrs. These2)-year land needs are also con sistent with the C ity's 20-year population forecastdiscussed in Finding 18. The Boa rd finds this criterion is met
Continuino with OAR 6 (5)

ul the Bou
660'024-0050 Land I nventory and Response to Deficiency

, (5) Except for a metropolitan service district described in oRS 1g7.015(,13), thedetermination of 2}-year gmployment land need for in urban area must comply withapplicable requirements of Goal 9 and OAR chapter 660, division 9, and must include adetermination of the need for a short-term suppty oi tJno f;'#pi;yment usesconsistent with OAR 660-009-0025. -"'r'-J

Fiqoi!9 19 These I'Filg: lllgldy have addressed the appticabte requirements of oAR660-009-0015 and 660-009-0025 iluring the Discussions'rblateo to rinoingi o - 1T andfound the proposed 378-acre UGB Explnsion witr provioe sufficient and suitable land toaccommodate the City's 2030 Employment Need. ihe Scapp oose EOA identifies a tong-
term employment need of approximately 400 suitable acres and an additional g0-acre needfor airport related rq9[[es such as pot'ential airport trn*"y extension and hangars. Theproposed 378-acre UGB.expansion will also.help Sgappoos-e to benefit from its pioximity tothe Portland metro area's supply of larger industrial'properties that they pioiect cannotaccommodate this increase in demand This expansion witt atso prou'Ou'Sia-fpoose withthe. opportunity to capture growth that cannot'be accommodatbd in the n6aroy Metroregion. For these reasons, the Board finds this criterion has been satisfied.

(1) When evaluating or amending a U.GB, a local government must inventory landinside the UGB to determine whet-her there 1s gogiuate development capacity toaccommodate 2}-year needs determined in oAR oob-oz+-0040... For emiloymentland, the inventory must include suitable vacant and developed land designated forindustrial or other employment use, and must be conducted in accordance with OAR
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660-009-0015

Discussion: The 1/14110 Memorandum from Winterbrook (Appendix 1.A & Map 4) titled
Vacant and Redevelopable Lands provides the data and maps that identify the existing
UGB's lands that are topographically suitable, vacant, and redevelopable foi tne targeted
industrial and commercial uses. Tables 3 & 4 below summarize the City's existing land
supply of industrial and commercial acreage and tax lots that are vacani and
redevelopable.

OAR 660-009-0005(12)defines "suitable" as serviceable land designated for industrialor
other employment use that provides or, or can be expected to provide the appropriate site
characteristics for the proposed use, OAR 660-009-005(14) defines "Vacant Land" as a)
equal to or larger than one half-acre not currently containing permanent buildings oi
improvements; or (b) equal to or larger than five acres where iess than one half-acre is
occupied by permanent buildings or improvements.

Table 3: lndustrial Vacant and Redevel ble Land Su

Table 4: Commercial Vacant and Redevel ble Land

findjlq 20:. The Board finds the City has properly inventoried its existing commercial and
industrial land inside the existing UGB and properly determined through the Scappoose
EOA that there is not adequate development capacity to accommodate tne City's 

'ZlS 
year
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Size Number of Tax
Lots

Total
Topographically
Suitable Acres

1 to 5 acres 3 9

5 to 20 acres 5 54
20 to 40 acreb 1 30
40 + acres 1 60
TOTAL 10 153

Size Number of Tax
Lots

Total
Topographically
Suitable Acres

1 to 5 acres 15 14

5 to 20 acres 3 17
20 to 40 acres 0 0

40 + acres 0 0

TOTAL 18 31



Employment Land. \9"0 91183 gross acres of such land. The scappoose EoA correclydetermined the existing UGB on-ly has a total of 184 r.r., that are suitable for industrialand commercial devebpment which is not sunicienlio accommodate the city,s 2030Employment Need for this land. For these r"iionr, inu'boaro finds this criterion has beenmet.

Subsecfion (2) does !o.t apntr to PA 11-01 because it appties onty to uGB expansionsneeded to accommodate Hoising needs. rrlrewrse, 
-s'iisection 

(3/ is Safe Harbors.

(4) lf the inventory demonstrates that the development capacity of land inside the
!9P l^ilq{tquate to accommodate the estimateJzo-year needs determined underoAR 660-0z4-oo4o,.the local government must amend the plan to satisfy the needdeficiency, either by increasing ihedeveroprunitrpr.it1l of land already inside the cityor by expanding the UGB, oi both, and in r.coioin.e with oRS 197.296 whereapplicable' Prior to expanding the udB, a rocaigoveiriment must demonstrate that theestimated needs cannot reasinably ue iccomm"oortuo on tr;J;il;ily'inlioe the UGB.lf the local government determinesthere ir u n""Jlo expano the UGB, changes to theUGB must be determine-d by evaluating alteinut'vl nounoary locations consistent withGoal 14 and OAR 660-024_0060.

Discussion: Pages 20 -24 of the submitted city courtcil FindinEexplains how the grosssuitable acreage needs identified in the scapffiFffiommercialretail, office, lodging,industrial and public uses will be accommoditeo on u"Crnt and developable lands withinand immediately adjacent to the existing uGB. inu rorro*ing Table summarizes thisinformation:

Table 5: Total Unmet Employment Need = 2gt|suitable Acres with required sitecharacteristics

LAND USE IDENTIFIED
NEED

SUPPLY
INSIDE UGB

REDESIGNATE
TO MEET
NEED INSIDE
UGB

UNMET NEED

Office/Retait/
Lodging

104 Acres - 31 Acres
commercial,
- 5 Acres
PUA,
- 5 Acres

Commercial
lntensification

50 Acres for
Airpofi Business
Park

13 Acres
Highway
Commercial

Airport
Related

144 Acres 0 Acres 54 Acres for
Airport lndustrial
Park

50 Acres
Runway
Extension &
40 Acres
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l

Hangars

lndustrial 215 Acres 44 Acres
(after AIP
rezoning)

0 Acres 171 Acres:
Large Sites =
130 Acres (two

@50+one@
30)
41 Acres for
Small sites
between 2 - 10
acres

Institutional 20 Acres 0 Acres 0 Acres 20 Acres
(Pcc)

TOTAL 483 Acres 85 Acres 104 Acres 294 Acres

Findinq 21: Because the Scappoose EOA determined the development capacity inside
Scappoose's existing UGB cannot accommodate the estimated 20 Year Employment Land
Need by 294 Acres as shown in Table 5, the City has elected to meet this need deficiency
by rezoning and intensifying approximately 104 acres of land within the UGB and
expanding the UGB by 378 acres, 294 acres of which will be used for commercial,
industrial, and institutional uses. An approximate 85 acres willbe needed to accommodate
other needs such as public uses, public facilities/ rights-of-way, and environmentally
sensitive areas. The Board finds the Scappoose EOA has demonstrated that the
development capacity of land inside the UGB is inadequate to accommodate the estimated
2}-year Employment Need and has satisfied this portion of OAR 660-024-0050(4). The
Alternative Boundary Location and Goal 14 criteria are discussed and evaluated in
Findings 23 - 31.

Continuinq with OAR 660-024-0050(6)

(6) When land is added to the UGB, the local government must assign appropriate
urban plan designations to the added land, consistentwith the need determination. The
local government must also apply appropriate zoning to the added land consistent with
the plan designation or may maintain the land as urbanizable land until the land is
rezoned for the planned urban uses, either by retaining the zoning that was assigned
prior to inclusion in the boundary or by applying other interim zoning that maintains the
land's potential for planned urban development. The requirements of ORS 197.296
regarding planning and zoning also apply when local governments specified in that
statute add land to the UGB.

Discussion: Cha nging the Comprehensive Plan Map designation of the affected
properties in PA 11-01 to UGB is not accompanied by any other County or City zoning
changes. Although none of the affected properties will be rezoned fortheir intended future
designations until ODOT has approved a transportation impacts study that addresses the
Transportation Planning Rule requirements, the Overlay Zones adopted by the City require
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an approved Master Development Plan, and the land will not be developed for these futureuses until they are annexed to the City, _Until rrrt'l iir., all currenfly affected propertieszoned for rural PA-80, RIPD, and RR-S_uses, *itt- o" 'prohibited 
from urban levels ofdevelopment and land uses. oRS 197.296 ooes no-t appry to pA 11-01 becausescappoose's population is below 2s,o0o and is outiioe irre pbrfuano uGB 

-

Findinq 22: The Board finds this criterion has been satisfied through the City,s adoption ofordinance 816 including the Scappoose EoA's oeterminiiion and the related amendmentsto the city's comprehensive Plan boals and Policier rnd Druutopment CoJe lnttacnmentsB, C & D and Maps A, B, & C in the City's ,ppfi.r1tni. -'

re m 24- n

\

660'024'0060 Boundary Location Arternatives Anarysis

(1) when considering a UGB amendment, a local government must determinewhich land to add,by,evaluatrng alternative oorn'aawloJations. This determination mustbe consistent with the priorit/of land specifieJ i'i ons rc7.2g8 i.J tn. boundarylocation factors of Goal'14, ai follows:

(a) Beginnilq yip the highest priority of land availabte, a local governmentmust determine which land in tnat_priority i. rrlirnr"'io"r..orrodate the needdeficiency determined under OAR 6'60_0 24_OOSO.

(b) lf the amount of suitable land_ in the first priority category exceeds theamount necessary to satisfy the need deficiency, q l"6iilorernment must apply thelocation factors of Goal 14 to choose which l;;d in th;ipriority to inctude in theUGB.

(c) lf the amount of suitable land in the first priority category is not adequateto satisfy the identified.need de.ficiency, a local go;"il*nt must determine which
l1!9 in 

,the. next priority is suitable to accommodate the remaining need, andproceed using the same method specified in sunsecti"n. irl and (bj oi tnis-#ctionuntil the land need is accommodaied.

(d) Notwithstanding subsection (a) to (c) of this section, a local governmentmay consider land of lower priority as sp'ecifibo in ons r gz.zbaiJl.e'| 
yvv

(e) For purposes of this rule, the determination of suitable land toaccommodate land needs must include consiJeration of any suitabilitycharacteristics specified under section 
1s) oiinis iriJ,lt *urr as other provisions oflaw applicable in determining whether land is buildable or suitable

(3) The boundary location factors of Goal 14 arenot independent criteria. when thell:t:tt are applied to compare alternative oounoaw io.ltion, and to determine theUGB location, a local government must show tnat aiitne factors were considered andbalanced.
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(4) ln determining alternative land for evaluation under ORS 197 .298, "|and adjacent
to the UGB" is not limited to those lots or parcels that abut the UGB, but also includes
land in the vicinity of the UGB that has a reasonable potential to satisfy the identified
need deficiency.

(5) lf a local government has specified characteristics such as parcel size,
topography, or proximity that are necessary for land to be suitable for an identified
need, the local government may limit its consideration to land that has the specified
characteristics when it conducts the boundary location alternatives analysis and applies
oRS 197.298.

(6)The adopted findings for UGB adoption or amendment must describe or map all
of the alternative areas evaluated in the boundary location alternatives analysis. lf the
analysis involves more than one parcel or area within a particular priority category in
ORS 1 97 .298 for which circumstances are the same, these parcels or areas may be
considered and evaluated as a single group.

(7) For purposes of Goal 14 Boundary Location Factor 2, "public facilities and
seryices" means water, sanitary sewer, storm water management, and transportation
facilities.

(8) The Goal 14 boundary location determination requires evaluation and
comparison of the relative costs, advantages and disadvantages of alternative UGB
expansion areas with respect to the provision of public facilities and services needed to
urbanize alternative boundary locations. This evaluation and comparison must be
conducted in coordination with service providers, including the Oregon Department of
Transportation with regard to impacts on the state transportation system. "Coordination"
includes timely notice to service providers and the consideration of evaluation
methodologies recommended by service providers. The evaluation and comparison
must include:

(a) The impacts to existing water, sanitary sewer, storm water and
transportation facilities that serve nearby areas already inside the UGB;

(b) The capacity of existing public facilities and services to serve areas
already inside the UGB as well as areas proposed for addition to the UGB; and

(c) The need for new transportation facilities, such as highways and other
roadways, interchanges, arterials and collectors, additional travel lanes, other major
improvements on existing roadways and, for urban areas of 25,000 or more, the
provision of public transit service

Discussion: Because the proposed UGB expansion alternative boundary location
analysis in OAR 660-024-0060 must be based on and consistent with the priority of land
specified in ORS 197.298 and the boundary location factors of Goal 14 in OAR 660-014-
0040, the next two sections of these Findings address these requirements.
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The ORS 197 .298 Priority Analysis is addressed in the Discussions related to Findings 23
through 25 while the analysis for the Goal 14 Location Factors is addressed in Findings 26
through 32.

Continuino with o on Revised Statutes Chaoter 197 - Co rehensive Plannino

197.298 Priority of land to be included within urban growth boundary

(1) ln addition to any requirements established by rule addressing urbanization, land
may not be included within an urban growth boundary except under the following
priorities:

(a) First priority is land that is designated urban reserye land under ORS
195.145, rule or metropolitan service district action plan.

(b) lf land under paragraph (a) of this subsection is inadequate to
accommodate the amount of land needed, second priority is land adjacent to an
urban growth boundary that is identified in an acknowledged comprehensive plan as
an exception area or nonresource land. Second priority may include resource land
that is completely surrounded by exception areas unless such resource land is
high-value farmland as described in ORS 215.710.

(c) lf land under paragraphs (a) and (b) of this subsection is inadequate to
accommodate the amount of land needed, third priority is land designated as
marginal land pursuant to ORS 1 97 .247 (1991 Edition).

(d) lf land under paragraphs (a) to (c) of this subsection is inadequate to
accommodate the amount of land needed, fourth priority is land designated in an
acknowledged comprehensive plan for agriculture or forestry, or both.

(2) Higher priority shall be given to land of lower capability as measured by the
capability classification system or by cubic foot site class, whichever is appropriate for
the current use.

(3) Land of lower priority under subsection (1) of this section may be included in an
urban growth boundary if land of higher priority is found to be inadequate to
accommodate the amount of land estimated in subsection (1) of this section for one or
more of the following reasons:

(a) Specific types of identified land
accommodated on higher priority lands;

needs cannot be reasonably

(b) Future urban services could not reasonably be provided to the higher
priority lands due to topographical or other physical constraints; or

(c) Maximum efficiency of land uses within a proposed urban groMh
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boundary requires inclusion of lower priority lands in order to include or to provide
services to higher priority lands.

First priority:
Second priority

W.TheJanu?ry20!1ScappooseEoAdemonstratesthattheCity'sexisting
UGB. supply of commercial and industrial land cannot accommodate the projected 2030
Employment Need consistent with Statewide Planning Goal 9. The ndxf step in thisprocess required the City to ensure the land included in its UGB Expansion was consistent
and cornplied with the priority re_quirements set forth in ORS 1 gT.2gB.Accordrngly, the City
studied lands within one mile of the existing UGB and separated them into fou-rlay Study
Areas: # 1 - Northwest,#2- Northeast, *g-Southeast, &#4-Southwest-whichare
described on Page 27 of the Citv Council Findings and mapped in Appendlx 2's five (5)
Maps.

These 4 Areas were evaluated according to the ORS 1gT.2gg(1) priorities requirements as
follows. The county's current zoning delignations are in parenthesis:

Land designated as Urban Reserves*
Exception Areas (Rural Residentiar (RR-5) and non-resource zoned
lands (Rural lndustrial Planned Deveropment (RlpD) or (2) resource
land (PA-80, FA,-80 or pF-80) that are suriound6d by 

'Exception

Areas unless the resource land is high-value farmland defined in bns
215.710

Third Priority: Marginat Land defined by ORS 1 97.247.
Fourth Priority: Resource Land (pA-90, FA-90 or pF_g0)

*Note: Columbia Cou.nlV has not designated any Urban Reserves or Marginal Lands
These Exception and Resource Zoned Areas are shown in Appendix i;ifiue (5) Maps.
fnug." MlRs also accurately delineate tlege 4 study nreii' Stopes, Exisiirig ubB
location, Tax Lots, Rivers, 10O-Year Floodplains, and'Soils Classiflcations (Clisses I
through Vl).

finding 23 The Board finds that the 5 Maps in Appendix 2 accuratety detineate the 4
Study Areas.'zoning, soil classifications, slopes, river, flooOplains, anO tneiiOistance from
the City's existing UGB, all of which are needed in order for the CitV anO gg|nty to evaluate
![lP,roPosed 378-acre UGB Expansion's consistency with the prioritLs Anafy.is in ORS
1e7.2e8 (1), (2) & (3).

Oiscussiolj.As discussed above, the City identified the required site characteristics for its
targeted employers in order to meet its 20 Year Employment Land Need based on data
from. OBDD (see Findings 6 - 22). The City then a'pplied these site characteristics
199yirem9nts systematicallyfor each priority caiegory of'tind prescribed Oy OnS rcT.ZgB,
Within all four of these study areas ine city claisifled tand accoroing id Ons r gT.2gg
Priorities as follows.

Highest Priority - Exception Areas (RR-s and RlpD zoned properties)
Medium Priority - Agricultural (PA-80) Land with predomindntry CrasJ ilt soits
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Lower Priority - Agricultural (PA-80) Land with predominanfly class ll soils

A summary of the Key council Findinqs on Pages 2g - 31 pertaining to oRS 1g7.2gg,sPriorities include:

H P le
The bullet

n
points below include a summary of exception area parcels that meet identifiedsite suitability requirements forhighway commercial (s/opes /ess fhan 10% and within a 1/4mile of Hwy 30 and for industrial (s/opes /ess fhan 10% with access fo a collector street;that do not abut established residential neighborhoods; larger than S_acres, and onrelatively low value agricultural so/t

: S_tudy Area 3 - Soufheast: O Suitil,tiA;;;;"'"'

The Advisory committee recommended including the 56 acres in the NE Area for industrialuse and the sw Alea 15 acres for highwaycom;;;;rt- inrt*J iitlr.rroirg the 1 1 acresin the NW Area to meet identified nTglwiy .orr"i.iri needs, the Advisory committeerecommended holding these commeicial ireas in'ius"rue to justify future residential re-designation in conjunction with a future residential land needs assessment.

The three Ec, RR-s, and RIPD zoned parcels in the NW Gilmore Road Expansion Areawere not included in the original boundary rocation anatysis necause tn.!. Exceptionproperties were not identified for inclusio.ir;til;;orii'ilstimony at the fa1 2010 pubtichearings' After the sw Area's RR-5 land owners'o'o not'*unt their properties on the westside of old Portland Road to be included in the ucB;;l';zoned for Highway commercialuses, the city replaced this - 16 acres of RR-S rano wrin the 3 acres of Gilmore Road

ilffi5t:tf$,;'Ji,t"r: 
that were suitioie ro; rutu;e H,gh*;y c"m",.iril.., ,no were sptit

The Fairview cemetery in the swArea would receive the public Lands designation since itis not suitable for commercial development. All of the Jx-eption areas in theNE Area wereproposed for incrusion in order to meet the projeci"o inJrrtriar needs.

After accounting for the capacity of theexisting UGB and the nearby exceFtion areas to accommodate c-ommerciat-Lmproymentsite needs, the Advisoll-.c{mmitt6e next considered theietatively low value agriculturallands meeting the identified site t"qriru*nt.. il;;,niivri, determined:

, Fquirements are Class lll agriculturat soilq 
--'-

\- l$]09 yea.r ftood pr-ain lRppenoix z Map ij,' -"--'

to collector street(s), these sites are not available'in any parcellzed exception areas
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or in rowest capabirity (crass rV - Vr) soirs that typicaily exceed 1s% sropes;

the highest oriority for ihdustriri ,t"r ir il:8ijla"nl witn ctass 1t soits;

agricultural soils is the NE Studv Area" immejrtJli"rrt of the Scappoose Airport;
analysis since it is supported by.rord*ryi tnafp[vioe good circulation for local. and non-rocar trips (docirmented in npperiJi" arr 

t'vvr*"rE vuuu urrcutalt(

related indusirial nu"ot tn*ii ou rut irimeoiaterv .rrt of the airport and not along
H?fy:il jf; ?i:JffJ'tv 

cou n ci f c;il ;H;;; tffi 
" 

recom m e n d ati o n s beca usE

n u
Reluctantly, the Advisory Committee and plannin g Commission did not recom mendincluding any land ad acent to the UGB within SE Study Area since it co ntainsthepredominan tly higher value Class ll Agricultural soils. This recommendatio n alsoackn owledg ed that excl uding this area would not all ow a future north -south collector roadwh ich would relieve traffic estion on Hig 30 by connecting Havlik Road to

cong hwayJohnson's Landin g Road Prioritie s set forth in ORS 197.298 as they now exist do not a llowthe City to consid er this SE Area 's transportation needs because the other 3 Study Areascontain sufficient sites of higher priority: PA-80 properti es with Class lll soils
GB

H r il cThe Advisory Committee had several extensive d iscussions concerning the fact that theinclusion of portions of the NE Study Area consisted of Class I I agricultural soils (high valuefarmland ) shown in the maps in Appendix 2 as well as Appendix 5's Scappoose AirportLand Use Concept plan. Consequenfly, the proposed UGB was re_aligned to the west toavoid - 30 acres of Class ll soils located east of the ai rport and near the Jackson Creekfloodp lain. The Columbia County NRCS District Conservationist also submitted concernsin Sep tember 2010 about the NE Study Area's amount of prime farmtan d that would becompromised by their inclu sion in the UGB, The Scappoose Bay Watershed Council alsosubmitted comments requesting the weflands should be preserved and all activi tiesimpacting these weflands need to be authorized and approved by the Oregon Depa rtmentof State Lands

This subsequent wes,tern,UGB re-adjustment also realigned the future collector connectingroad which will now- head due nortn'Lt'n"i il;;;;rthErl, ,nr, arso maximizes rand useefficiencv' This realignment witi rrt" rJJrl" i!: Rffi;;JJ amount of higher varue crass 
'

soils included in the- uca expant[n rror zo io di r.rur. The flnal NE Area,s UGBexpansion includes the following a.rerge by soils priorilyltass and shows over gg% of thisacreage (313 of 354 acres) con'sists oinighest aild';;'d;, priority rand:
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Findinq 24: For the foregoing reasons, the Board finds the application submitted for PA
11-01 has satisfied the Priorities Analysis criteria in ORS 197.298 in determining their
requested 378-acre UGB Expansion.

Continuinq with the Goal 14 Location Factors:

Location Factor 2: Orderlv and economic provisions of public facilities and services
Appendices 3 & 4 examines the City's existing sanitary sewer, water, storm drainage, and
transportation master plans and systems and identifies projects needed to serve the
existing UGB as well as potential expansion alternatives. The Scappoose UGB
Amendment Infrastructure Report in Appendix 3 consistently states that funding for the
extension of city water, sanitary sewer, stormwater drainage, and roads to these UGB
expansion areas will be dictated by development and or funded solely by developers since
the City has no Capital lmprovement Projects proposed for these areas. The Advisory
Committee reviewed Drafts of these documents that are summarized below:

Exception Area Alternatives: Appendices 3 & 4 identify public facilities projects that will
be necessary to serve the suitable land in the NE and SW Areas. Appendix 3's
lnfrastructure Report concludes it is feasible to serve these sites but that these extensions
are not presently within the City system development or capital improvement plans. A
sanitary sewer pump station would be needed to serve the SW Area and public facilities
would need to be provided to intervening lands before it becomes affordable to serve these
relatively small exception areas. Appendix 4's UGB Transportation Analysis identified that
the NE Area received the highest transportation ranking due to its existing transportation
infrastructure and access to Highway 30.

Lower Value Resource Land Alternative: Providing sewer, water and storm drainage
facilities efficiently to the NE Area will depend on this area's phased development and
includes the construction of a north-south connecting road. Appendix 3 includes a public
facilities phasing program while Appendix 4.A. states that construction of the north-south
connection between Crown Zellerbach, Moore and North Honeyman Roads would reduce
traffic congestion along Highway 30.

The City Council Findinqs conclude on Page 35 that it is feasible to provide sanitary sewer,
water, storm drainage and transportation facilities to these NE and SW Expansion Areas.
A comparative per acre cost basis shows it is less expensive to extend these facilities and
seryices to the NE lndustrial Expansion Area than to the smaller and distant SW & NW
Commercial Expansion Areas. Although the Advisory Committee did not recommend
including the NW Area, Gilmore Road Expansion Area, in the 378-acre UGB Expansion
was included to correct the mapping irregularities of these existing RR-s, EC and RIPD
zoned properties.

Findinq 26: The Board agrees with the City's findings and conclusions discussed above
and finds that based on the City's determinations, it will be feasible to connect future
sanitary sewer, water, storm drainage and transportation services in the 378-acre UGB
Expanded area as orderly and phased improvements of the City's existing services.
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Accordingly, the application has satisfied this criterion.

Continuinq with the Goal 14 Location Factors:

Location Factor 3: Comparative Economic, Social. Environmental, and Energy
Consequences (ESEE)
Highlights of the Citv Council Findinqs on Page 35 summarize the comparative ESEE
consequences of the NE, SW, and NW Study Areas as follows.

Exception Area Alternatives:
Economic Consequences: lncluding these 3 areas will have positive economic
consequences by providing employment opportunities but the cost of providing public
facilities and services to the NW and SW will be relatively high on a per acre basis
compared with the NE. Some of the infrastructure upgrades to the SW would also serve
properties within the UGB but are outside the City's current sanitary sewer seryice area.

Socia/ Consequences: Social consequences will be high for including the SW and NE
residentially zoned properties for commercial and industrial development because people
will lose potential and future home sites in these areas, The county received a letter from
William and Brenda Stape, residents of 53877 Ring a Ring Road who also expressed their
objections to including their RR-S zoned neighborhood in this UGB expansion because it
will detrimentally impact their quality of life. The City and County anticipate that these
adverse social consequences will be offset by increased employment opportunities and
improved access to retail services.

Environmental Consequences; The City states there are no significant environmental
consequences for including the resource land in the NE Area because they have moved
way from Jackson Creek's floodplain and their associated wetlands, and the UGB
Expansion does not propose any changes to the City's policies that apply to the Crown
Zellerbach Trail submitted in Appendix 7.A. Also, there will be less impact on the
environment from auto emissions if more jobs are provided locally for area residents.
However, the Scappoose Bay Watershed Council 's comments dated May 5, 2011 state
the proposed 1S-acre park and the north-south connector road are in close proximity to
wetlands further east and not included in this UGB expansion. These wetlands are
identified in the National Wetlands lnventory Map of St. Helens, Oregon as Palustrine
Scrub Shrub (PSSC) and Palustrine Emergent (PEMC) Wetlands both of which are
Seasonally Flooded. The Scappoose Bay Watershed Council recommends future
development related to the relocation of the Crown Zellerbach Trail, the regional park, and
the north-south connector road be designed to minimize impacts to these wetlands and
permitted only as authorized by the Oregon Department of State Lands.

Energy Consequences The energy consequences of including all three Areas will be
positive since the additional employment opportunities will improve time and energy spent
by city and county residents commuting outside the county for work and shopping.

Lower Value Resource Land Alternative: (discussion is limited to the NE Area since it is
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the only area containing Class lll soils that are lower priority than Class ll soils)

Economic Consequences States that although the approximate 2,600 new jobs planned for
this area through 2030 will be an economic benefit for Scappoose, its current farming
activities will be eliminated from this area.

As stated in the County Comprehensive Plan Agriculture section:

"Columbia County's agricultural profile is and will continue to be that of smatl
acreage, high intensity farming. The predominant characteristic of the
columbia county farm is that it is operated as a part-time venture. rn 2007,
68% of principal farm operators worked a portion of their time off of the farm
and 41% worked more than 200 days off of the farm. ln the same year, 61%o
of principal farm operators named non-farm occupations as /heil principat
occupation."

The potential for replacing any part-time agricultural work with full time employment
opportunities in the NE Area will be an economic benefit to the county and city.

The application also states that the proposed north-south connection road will also reduce
!19{ic con_gestion on Highway 30. The County foresees the only traffic reduction along
Highway 30 that will occur will be the hopeful reduction of commuters to and from the
Portland Me{o region. Additional employment opportunities in Scappoose willessentially
increase traffic along Highway 30 for commuters who may not reside in Scappoose.
Nevertheless, the future ODOT approved Transportation lmpact Analysis will sufficiently
address and these issues prior to any future industrial development near the airport.

Socia/ Consequences Although the increased traffic would increase airport and road
noise level and reduce the ability of local residents from enjoying recreational opportunities
along CZ Trail, the city contends that providing employment bpportunities will result in
residents' increased income and more time can be spent with families and friends that is
not spent in commuting to jobs and/or shopping outside the area. The proposed new
park along the CZ Trailwould also provide local parking and staging areas for bicycle and
water recreation which will also result in positive social impacts-

Environmental Consequences The City states UGB Expansion does not include the
Jackson Creek floodplain and its associated wetlands. The proposed bicycling staging
area will occur near an approximate 20 acre wetland identified in the Scailpoole Loca-l
Wetland lnventory and the NationalWetlands lnventory. Allwork within thesewetlands as
well as all off or on site mitigation shall be authorized and approved by the Department of
State Lands as a condition of approval.

E_nrrgy Consequences The City states the energy consequences of including the NE
Expansion Area for industrial uses will be positive since local employment will reduce
energy consumption for commuters who work outside of the county.

Findinq 27: The Board finds the City has evaluated and compared the ESEE
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consequences of the 4 Study Areas included in. this proposed 328-acre UGB Expansion,and that based on the just referenced diJcurii"nltfi. ![plication is consistent with theprovisions in Goal 14.

Findinq 28: The Board finds the cZTrail relocation and the new bicycle staging areawithin the 1S-acre park shail arso minimiie l;p;;G ti"rnv nearby pEMc and psscwetlands and that all work within wetlands shalt b5 iilnori=Lo and approved by the oregonDepartment of State Lands.

c tinuino with the Goal 1 4 F

ac n ral
d la GB

Exception Area Alternatives: The City states that the NE Area's residentially developedproperties are currently,.potentiaily, more incompatiole now tnan they will be after they areboth rezoned for indusiri'al ,tus. tnu Board .onbrir *iininit rinat cdnciuson ort predictsthe transition time between these uses could o" 
"ew 

Jiincult for resioenis iiving in closeproximity to land that is becoming more and more inousirially developed. The sw Areadoes not abut any li -89IgI9d iroperties. rwo orine ilw citrore Road properties arealready zoned for EC and RIPD uies and snorro noi 6e-expected to be mord-in.ompatiblewith the adjacent PA-80 land to tne nortn ano souin *tn'in.ir futurre Lomruicirl zoning.

Lower Value Resource Land Alternative:-lncluding the NE Area will not result insignificant inqgmpatibilities.with adjacent PA-80 ,r"r 6".ruse industrial uses are morecompatible with farm uses than reiidential ,t.r imi" tn.y rru not as sensitive to dust,noise and chemical impacts fhu proposed north-soutn connector road to the east of theairport will also provide a barrier and'buffer to tne remrinlng pA-go properties and useslocated outside the UGB.

Findinq 29: The Board finds that converting the NW Area's rural zoned RR-s, EC andRIPD properties to urban commercijl uses" should-noi'inrr.rr. ,onnits with nearbyagricultural land' The Board also finds that potentiri rouurc.lriritJ"."pi]ab propertiesadjacent to the NE Area's future industrial it"r *ir r[o irovioe a barrier and buffer to theproposed north-south collector road to the east oi tn" ,irbort.

Findin,o 30:. The Board finds that the city's utilization of Goal 14's Locational Factors toevaluate the 4 study. Areas for this propoied 378-acre uca r*prnsion is consistent withrequired provisions in oAR 660-0i4-0040 and tne ir[iities Anatysis in oRS 1g7.2gg
$frffffi:; ?jlJjilffit2"r!;unty review' 

"nJ'pp'ves any chanses to tnu existin!

Findinq 31: The Board flnds that any detrimental environmental impacts to the NE Area,sidentified wetlands 
9yq,lo the future irark staging rrur nortn-south collector road, and re-location of the cZ multi-purpose rrait, tnatle;ffip;;more than 50 cubic yards, wilrequire authorization and approval from tne orelon-ouprrtrunt of state Lands.
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Part ll of Comp rehensive plan require opportunity for citizens

co

PART II
The Goals a

l

i
j

nd Pol tctes
to be involved in a ll phases of the pla nntng process

to Ao ultu re

Endinq 32: Generally, Part ll is satisfied when a rocar government folows the pubrictnvolvement procedure's'set oui in stril statutes ;r; ;;lG acknowredged comprehensivePlan and rand use regurationi, *nitn'nffi;;;;;ojli"g rq this apprication. This isexplained further in riioingi [;;'ds"roou. and under'Frrt rrr orthe comprehensive prandiscussions. Additi.o_nailt:- th;" sl"ppoore_spitzenb"rg. citi.;r; -Fiffi;il 
Advisorycommittee was notifreo i,r tn1nff;5il ilil;i^ff'gornorry expansion- and givenopportunity to comment. The eo"i;iros that the criterion rs met.

pARrilt pLW
5;Ji:i".JtheGirpre@coordinationwithaffectedgoVernmentsand

#*€i?#uJT:'Ufl T:!i.,dif ",i:""[ii,.,,fi moii,',."",:y;f "#:fl f,,*ilf, 1,,?opportunitv for comments to o[io, *" t*il"5;:i;anberg cpAC members, affectedproperty owners' and other atrJctui'governmental 6ntitie.s. The Board has addressedcomments received throughout th;s; ii.di?;;. Arv Jri'rrr .omments, received as of thedate of the countv's.lasiilbli;;;;;;g-rg1ie perririiiei evioence and response submittardates are discusj"d ;;;;; coir,ln,'Ervtrs iicErViij'Jiti..," end or these 'rinoinssAdditionally' this comprehen.iu" prrn 
U"tn';noii"liis 

"ro;"ct 
to the tegislative pubricnearrns process and were heard ov ine prannlng c;ir#i*i". ii";;r.;;;Y"iioation;rnoby the Board of county commiss6n"L rro,, r oE.irion).'Jr..,ur" hearings were advertisedand open to the oublic ril ;;*;l,i _r'goitf.rrriiJplnrnty for pubric comment. ThePlanning Commisiio" h";ili;;, r..r"ro on June 6,"fiir.LnS Board neto a nearing on

i : 
y.,J"*'g?,$i# 

ffJ I ;,tg t m,[no :: f ::i :1: 
i l, 2 o 1 1_ A I I ; f d ; L q u i re m_e n ts

ble
n

PART V AGRICULTURE

BACKGROUND
Next to the wood oroducts.industry, columbia county's second most important economicactivity has been"and contin'i{ilb"'4si9rrtil iffiier, according to 1925 statistics,agricultural emolovment contributeo cjnrv a;i" iith. ;;;y,s income Jni 

"rproyed 
onry2% of the countyb wort< rorce. 

-ih";; 
percentage, n*u not shown significant change
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A,

since 1975

ln keeping with the nationwide trend during recent years, the number of acres in farm use
in the County has been steadily decreasing. Statistics compiled for the period from 1982 to
2007 that the total acreage in the "all farms" category has decreased as a percentage of all
land in the County from 18% in 1982 to 13o/o in 2007 . Fewer County farmers rent or are
part owners of their farms, The percentage of farm operators who were either only part-
owners or rented their farms decreased from 24o/o in 19921o 17% in 2007.
According to the Natural Resources Conservation Service, Columbia County has a totalof
57,649 acres of Class I through lV soils, The breakdown by acreage for edch class is as
follows:

Class I 387 acres
Class ll 28,638 acres
Class lll 25,890 acres
Class lV 2,734 acres

Commercial agriculture in Columbia County is limited by many factors

Distance from processing. Small fruits and vegetables represent the high value
crops in the Willamette Valley. Columbia County growers, to some degree, are
isolated both geographically and "psychologically" from these markets.

Findinq 34: Although the UGB expansion includes the urbanization and potential
conversion of 281 gross acres of primary agricultural land to industrial land, this is
necessary in order for the city to provide increased full-time industrial opportunities.
Historically, the Comprehensive Plan acknowledges that agricultural employment in the
county is mostly part time. Recent trends confirm that agricultural employment employs
less than 5% of the County's workforce even though it is the County's second most
important resource related industry next to wood products. The city's inclusion of only 41
acres of Class ll soils in this UGB expansion demonstrates their intention of minimizing the
potential conversion of the high value farmland that is not close to the airport, From the
original concept plan, the proposed NE Airport Employment Area has moved closer to the
airport to avoid high value Class ll farmland. The Board finds the proposed UGB
expansion will be able to provide the county and city with more fulltime employment
opportunities in the industrial sector, will help the southern portions of the coun$ more
economically self-sufficient, and will help it transition away from its historical reliance on
resource based employment.

Continuino with aoolicable Parts of the Col bia Countv Comorehensive Plan related to
Aqriculture:

GOAL:

POLICIES:

AGRICULTURE: LS AND POLICIES

To preserve agricultural land for agricultural uses

It shall be a policy of the County to:
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2

o

lf the gounty proposes to convert agricultural lands (as defined by statewide LandUse.Goal 3) to urbanizable tano, 
-the 

county rnrrllorro* the procedures andrequirements for exc_eptions 
Lo thu A_gric_ulturarLanosJoar, pursuant to Goal 2.Those uses which a.re permitted bydns zls.zSeiii; (2) shar not require anexception to the Agricultural Lands goal. ' '

Avoid extension of urban facilities and services into agricultural areas wheneverpossible' No water or sewer facility snitt oe o"rign"dE piivide domestic serviceto agricultural areas.

10' Encourage roads through agricultural areas to locate where they will haveminimum impacts on agiicultu-ral management and the existing lotting pattern.

12' Require that conversion of rural land to urbanizable land be based on the criteriaset out in Goals 3 and 14.

Findinq 35: The-Board 
.finds the proposed UGB expansion is consistent with thesecomprehensive Plan policies because the convercion-Sirrral to urban izable lands wasbased on the criteria in ons rci.zg},-tne Goat r+ Frliorr and oAR 660-024-0060. Thefuture extension of .yater, ,.unGry sewer, stormwater drainage and roads to the

:ffll1,Tijiril:3: wirr arso oe endnoeo rr6m inu.u*i'iing ucd and ioir.,.ors any

I ti

PART VII. RU L DE

GoAL: lt is the goal of the county to provide for the continuation and needed expansionof Rural Residential uses on those rurort." rrnds where ; ;;[J;;.eption canbe, or has been shown to be, justified.

POLICIES: lt shall be a policy of the County to:

5' Encourage the in-filling of existing built and committed lands for new residentialdevelopment.

6' Encourage rural growth in exception areas where facilities and services such asadequate transportation networts, school ir.iritiur, fire districts, water and policeservices, etc' already exist so as to minimii" ;;;G of providing such services tothese areas.

Findinq 36: A valid exception from agricultural use was fige as part of the county,sinitial acknowledged comprehensive Pian to ruraf iesioentiar in and'.rorno'Ring-a-Ring
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Road. The proposed UGB expansion calls for the urbanization of approximately 32 acres
of rural residential zoned properties and their intensification of uses is consistent with the
policies of the Rural Residential designation that encourages increased development
opportunities within these built and committed exception areas, But, logically this UGB
expansion is not consistent with the Rural Residential Goal because the expansion would
convert residential properties to employment properties. However, in the last decade many
of these residential properties have been bought out by airport or gravel mining interests.
ln the NW and SW Expansion areas for planned commercial, the residential uses are less
than ideal because of the highway noise and related hazards for household pets. A natural
conversion away from residential is occurring in these areas anyway. The Board finds that
the loss of 7-10 residential units in these conversion areas is outweighed by the benefit of
potential increased jobs and services to the community as a whole.

Continuino with the aoplicable Parts of the Columbia Countv Comprehensive Plan related
to Urbanization:

Panr IX URBANIZATION

GOAL: To create and maintain the urban growth boundaries based upon Statewide
Planning Goal14, ORS 197.298, OAR 660, Division 24 and other relevant state
laws as provided in the Background section.

Urban growth boundary changes or expansions are guided by OAR 660, Division 24, which
identifies rules regarding the adoption or amendment of an urban groMh boundary; ORS
197 .298, which establishes priorities of land to be included within urban growth boundaries;
and Goal 14 Urbanization. Goal 14 requires Urban Growth Boundary amendments to be
based on land need criteria and boundary location factors.

POLICIES: lt shall be a policy of the County to:

1. Provide an orderly and efficient transition from rural to urban land use

2 Accommodate urban population and urban employment inside urban growth
boundaries, ensure efficient use of land, and provide for livable communities.

Control development within the limitation of the public's ability to provide services.

Develop managing techniques with the incorporated cities.

Provide direction for developers to utilize land within the boundary in the most
efficient manner.

Review the supply of buildable lands within the urban growth boundaries in
cooperation with the cities, during each major review of the County's plan.

14. Support the annexation by cities in accordance with the State statutes

b

7

o

10
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18

ti

20

Adopt the urban growth boundariesr^ag 
Jhgrg portions of the adoptedcomprehensive plan-s,relating- to the unincorporated uiban growth areas, for the

W;:ffi:i',ies 
of Ctatskanie, borumnia citv, niirli d.rppoose, St. Hetens, and

Periodically update coordinated 20-year population forecasts for each city,s urbangrowth boundary and for the unincorboradeo 
"ruJ., 

ualui'rpon the projections of aregionally accepted popuration for5cast, such as-tn.itroi.. prepared bv thePortland State Univer'sity anO tne gpA.

9111" lJgi"rrrrv rit"pteio p,qec1;, ;;,drfi:f,".:?ff ?:?:iJ3J ;,,.f,!:,ilru [;flallocated on a jurisdiction by jurisOiction basis.

llT'lj"^ll?fT"lt outside of urban sromh boundaries to densities which do not
:tl'5iil.{B:|;,f:iJ;tf ubric raciritiis or services and aie consistent witn corr r+

Findinq 37: The Board finds that tl"__c]iy^o,f p.upp?ose,s request for pA 11_01 isconsistent with the. Urbanization corlr and policie; ;itL county comprehensive pranthat mirror the reoulatoty t"qrii"r"iitor statewroe pi;#rg Goat 14,oRS 1 9T .298, andoAR 600, Divisioln zt wn:riiir;;;;;n aooresieo L tiiil report.

a ca bi
o h n

PARTX. ECONOMY

P F E

The goal to diversify and improve the econolly of the area has been addressed in theoveralt Economic^Deverogrirt e1,io1.am (proni pi* for corumbia county.The county has an imporiant role ln?ruetdirv,ng iniirprouing the economy of the area,beyond the work accomplisheo ov in" oEoi.;"r;;tt;;'.nwhu; private inveiiors decide tospend private toLu] I an activity *ni.n irpirr"r tir" local.economy, the county canencourage that investment by having aoequate- tan-o oesignated ior industrial and
;:#H:'tl 

uses' and bv assuring an aoeqiat" r"uui ot sirvtes *-ii il abre to be

The County Board.of Commissioners.cre.afsfl the port of St. Helens to be the body tofurther the economic oeveropme;i ;;; Cdrrtv 
-in!'bort 

has been an active teader in
;ffil:flJlnd 

and needed improvements roi tnir 
""plnrion of the economy within their

The county has recognized the need_to diversifu its economy and to reduce theunemployment rate' .s[t" 1975, the unemptoymeni r"t" n", exceeded the federal andstate tevers. The state oepartmJni;iE;;ffi;i; ;;;r,6ment and the Boaro of counry
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Commissioners have approved the designation of Columbia County as an economically
lagging area based upon its high unemployment rate. This designation allows tax credit for
particular types of investment which would promote more balanced development
opportunities.

The problems and the opportunities found in the County are summarized here. This is not
necessarily a complete list of findings.

Problems:
- cities with small tax base in need of public facilities- industrial sites without public facilities- economic opportunities which are not labor intensive- poor road conditions, increasing distance to jobs and markets- large percent of labor force employed out of town- agricultural production expenses exceeding market value of products

Oooortun s or Economic ntaqes,
- railroad, highway, and airport available to industrial activity- good hospital and cities capable of providing urban facilities- Port Commission and OEDP Committee committed to support of economic

development activity

Findinq 38: The submitted 378-acre UGB expansion will allow the City of Scappoose to
plgy an important role in diversifying and improving the economy of the area by providing
additional airport- related industrial development opportunities in the couhty. Thia
proposed expansion, the subsequent extension of public facilities and services, and new
Airport Employment Zoning will also encourage commercialgrowth and expansion of the
city's predominantly recreational airport. These future AE uses will also encourage more
local private industrial and commercial investment opportunities in southern portions of the
county and increase affected tax bases.

Representatives from the Port of St. Helens were on the Ad Hoc Advisory Committee and
actively particlpated in the review and final recommendation of the January 2011
Scappoose EOA. The county's current Economic Development Coordinator supports the
Qitv Council Findinqs and decision to adopt the UGB Expansion as presented in PA 11-01.
At the June 6, 2011 public hearing, the Planning Commission heard testimony in favor of
the proposed UGB Expansion from various local business owners who feli this would
increase their economic opportunities. Similar testimony was also submitted at the Board
hearing on July 27, 2011. For these reasons, the Board finds the proposal will help to
alleviate the county's historic economic problems by utilizing its histbric advantages inat
remain relevant to the county's economic growth.

Continuino with applicable Parts of the Columbia Countv Comprehensive Plan related to
Economv:

IC GR
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Throughout the county's history, it has been characterized as unique in its geography,resources' and population aspects. lt has th* tranrportation, recreational, and culturalaspects associated with a rarle boov:t;:!{ ;;i itt not part of the coastar area. rtsproximity to the Portland uno' Lonquiew metrofiolitan areas means much in potentiareconomic and recreational activity,"yet the bariiers imposeo by terrain and traditionalsettlement patternsiauu *oti"o tiainst rarge scaie J.u"ioprul.i'f;;1'Aojumoia countyis neither a coastal county not t pr"rt or,1.13i;,,irrriiri"rl"gion, arthough aspects of both arestrikingly apparent' Essentially,lai.; rural area with sm'all service-orienied communitieswhose people enioy tne aovirit'age-s'or,.o*try riur;.',
4ffi1'1,::ri ?i#:H:i I Lma*L"t#ii#iJ ll 3r ih e c o u n ty,s eco n o m y; h owever, i n

POPULATION:

The population of columbia county at the time of the 2000 census was 43,560. The 200gcounty population estimateo oy inl b*.nt.r f"; F"il;tio, Research at psU is certified at48'020' The 2010 9gl{ll"p,irJ'titr.*nl*o 6ith;t;rter for popuration Research atPSU is estimated at 48,695. b;;;;';t zoro pop,jrrtii,iustirates, more than one-harf ofthe population lies in the incorporateirr.r. tdprjroximateiy 56-57%) while the remainder isfound in the unincorporateo a'ieas ij"ppr*irjiEi;'i'i'.2;;i) of the county.
LABOR FORCE:

Nearly one-third of the county's labor folcq walemployed outside the county in 1g70; thestate average *ffi,1_5_T. M;;y;;6le view corjmdia county as a prace to rive whireworking in Portland or Longvie'wi 
-if,. 

maiority 
"i tn. iimigrants and commuters arelocating in the southeastertiporiion oicotumoia county and in the Rainier area.

GOALS:

l:;Til,:t!:ffilt diversifv the economv of cotumbia county and insure stabte

POLICIES: lt shalt be a policy of the County to:

1' Encourage the creation of new and continuous emproyment opportunities
2. Encourage a stable and diversified economy,

I' Reserve varuable industriar sites for industriar uses.

10' support improvements in local conditions in order to make the area attractive to
ll}3lffi:fitalinvestment' Consioeraiion oir-rrn*ir"tors as the folowins shal be

A. Tax incentives

1
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B. Land use controls and ordinances

C, Capital improvements programming

12. Encourage new industrial growth within the urban areas so as to utilize existing
public facilities.

13. Encourage industry which needs or can benefit from the locational advantages of
an airport and its facilities, to locate adjacent to one of the airports in the County.
Create an Airport lndustrial district to facilitate this policy. [added 7-93]

Findinq 39: The Board finds that the City of Scappoose's requested UGB Expansion will
help address some of the county's historical employment disadvantages by taking
advantage of the city's proximity to the Portland Metropolitan Service Area and
encouraging more diversified local economy that will encourage the airpod's industrial and
commercial growth. The proposed AE zoning will enable the city to incorporate economic
strategies that are consistent with the Comprehensive Plan's Economic Goals and Policies
in light of the County's and City's projected Population Forecasts and Labor Force
characteristics.

Continuinq with the applicable Parts of the Columbia Countv Comprehensive Plan related
to Commercial:
PART XI. COMMERCIAL
Currently in Columbia County there are fifty-five (55) parcels outside of recognized urban
growth boundaries that are committed to some type of commercial activity. The majority of
these parcels were committed to commercial use prior to the initial zoning of the County in
1973, Many of these parcels support more than one commercial enterprise. Most of the
parcels are currently designated as commercial.

EXISTING COMMERCIAL:
This plan and zoning designation will assure the continuation and limited expansion of all
lawful commercial activities regardless of type or location. The adoption of this plan and
zoning designation for a parcel is intended to recognize the legitimacy of the existing use
while not directly implying that commercial activities are appropriate for a specific area.

Findinq 40: Upon annexation of the affected properties, 16 acres of RR-S land and 2
acres of EC and RIPD zoned parcels will be rezoned for Highway Commercial use. This
will assure the continuation and expansion of commercial activities in these exception
areas provided the necessary public facilities and services are extended to support these
commercial activities. The Board finds the proposal is consistent with the Commercial
policies of the Comprehensive Plan.

Continuinq with the applicable Parts of the Columbia Countv Comprehensive Plan related
to lndustrial Sitinq:

PART XII. INDUSTRIAL SITING
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Decisions made in the private sector.will helpdetermine whether or not growth occurs inthe county' The county anoloiG'state cari f;;irit;i; growth or they can prevent it fromoccurring, but they cannot, on their,fi, ;;l;i;';;;",
PnoeeeLe Gnown_l

1. Columbia County Factors.

A' The commuter population to Portland and Longview will increase, based on thesroMh within those areas and the rorirno ur;#;;;;rffi:ffi;1ce of gasorineand automobiles, and maintenance.

D' ln the longterm, as the labor forces. grows, small light industries will or can beattracted, based on the availability oirr"oor r!'*urr u. the other location factors.
2. State perspective.

B' There is a need within the state for large isolated sites for heavy industry. Thesesites must be isolated and separated jrom concentrations of populations, whilethese sites themselves need to be iroiui.o,'tnlv-ut*o neeolo o5 iSraiivery ctose tomajor sources of support industries, ;uiilJ, and be served by murti_modartransportation' There are not many areas in the state where these sites exist,
c' The state needs to diversify its economic base, and the above types of sites locatedin corumbia county wiil coirtribute to that diversification.

Findinq 41: As covered throughout th"ese. Findings, the request as presented in pA j1-01originated from the scappoo"se Eon wnich reiorruno"o the city council to adoptordinance 816 to expand tt'tu uca rno 1.9^q th; s;il;rose comprehensive pran andDevelopment code accordingly 
-Atfttorgh 

the inteniottil 3zg-acre UGB Expansion is tomake the scappoose area-more attrictive i;-p;il;t"'investors, the expansion andnecessary rezonins, in and of themsertiq., *11 ;"i;;;;;ri;; il';riiirtion"or the city,sprojected 2030 Employment OrJwt[ anO f_anO Use frTeJ]. rueverttr-eless, the city,s requestwas based on an auithorized ano iactuar o{90'qppio"ir"te 3-year long Economicopportunities Anarvsis. rne.resurtiigilryra ib11 s;;fioose EoAwas deveroped withand evaluated bv representatives fiom the public and'private sectors and modified toreflect ioncerns exoressed ouring vaiiog qyb11c ngann!5. Forthese reasons, the countyfinds the submitted proposal is co-nsrstenj y1h tne Compi"hensive plan,s identifled GrowthFactors and Economic'Analysir iulutuo to the riiing liiil county,s industrial activities.

c re



INDUSTRIAL LANDS EXCEPTION s'

Columbia County has a need for more vacant industrial land than is available within the
UGBs (see lndustrial Economic Analysis above). ln order to satisfy the need, Columbia
County has designated five (5) sites outside of the UGB's as industrial. These are:

The Scappoose lndustrial Airpark which has 233 acres under a type 1 exception
and 16 acres under a type 2 exception;

The Scappoose lndustrial Airpark, because of its unique airpark facilities, does not
compete for the same industries as other sites within or without urban growth boundaries.

INDUSTRIAL DEVELOPMENT: GOALS AND POLICI FS
GOALS

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

2. To utilize Columbia County's natural resources and advantages for expanding and
diversifying the industrial base.

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

POLICIES It shall be policy of the County to establish, implement, and maintain an
industrial development program that:

1. Encourages the creation of new and continuous employment opportunities

2. Encourages a stable and diversified economy

6. Reserves valuable industrial sites for industrial use

7. Supports improvements in local conditions in order to make the area attractive to
private capital investment. Consideration of such factors as the following shall be
undertaken
A. Tax incentives
B, Land use controls and ordinances
C. Capital improvements programming

8. Coordinates with public utility companies to insure energy supplies are available to
areas programmed for development and redevelopment.

10. Directs labor intensive industries and/or industries needing extensive public facilities
to sites within urban growth boundaries.
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GOAL:

It is a goal of the county to provide for industrial development on rural lands when such
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become fi"ore"urnan in nriri. over the rast thiee decades and can
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favor or flrL u c e e-pl.lirri ri ri.u ii,,iorii'in.r.ase his business, econom ic
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Part XIII TRANSPORTATION

AVIATION

Aviation is one of the smailest compol?lt_r,r thg.g.ounty,s transportation system. The costof utilizing this form or ttjnsportaiiJn"i',r. ptaced iio"vJi.,o the means or,rioii residents ofthe County 
rslrvl I

The larsest airporrrr r!,u scappoose l1*l:l,j,rp?r!,, owned by the porr of s. Herens,Located ress than a mire norid;;;i;is.rppoore, tnis airport is growing steadiry and isexpected to be used as the n"su ioi airclaiirio; ih; Foriland area w6en the generaraviation facirities at rroutdaie 
-, 

no iiri, ooio rur.-n'ir..,lii .rpr.itv.
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This airport is classified as a Basic Utility Airport according to the Oregon Aviation System
Plan (OASP) This means the facilities of the airfield arjcapable of"handling 9Sy. of all
propeller aircraft under 12,500 pounds. The Port of St. Helens Master plan fo-r the airport
includes a schedule-fo1!he. upgrading of this airfield, The runway will be lengthened fi-om
4,000 feet to 6,000 feet in length.

The Scappoose lndustrialAirpark is expected to have a substantial increase in the number
of aircraft based at the field and the number of operations conducted at the airfield in the
next 10 years.

Eindinq 44: The 8991d finds the requested 378-acre UGB Expansion's inclusion of the
Scappoose AirporVAirpark and provisions allowing additionil industrial employment
opportunities is consistent with the Port of St. Helen's Master Plan for this unique economic
resource which is also identified as an essential component of County's Tiansportation
System.in the,Comprehensive Plan, For these reasons, the Board rino6 tnat including the
airport in city's UGB will help the county and city to better utilize, oevefof, and take
advantage of this essential component of their transportation system. 

'- . -.-'-

ti the Pa u Plan

EXISTING ROAD SYSTEM

The existing road system can be divided,into two parts: State highways and County roads.
The State Highway System consists of three piimary roads ri,nicn .orfrL" th6 major
19ute.s throughout the Co_unty for automobile and truckiraffic travel. These highways cairy
tftg !Ehest volume of traffic and serve the greatest percentage ottne Coilt'; poputation.
oDoT has designated U.S. 30 as a princifal arteriil (non-inierstate;. rhiJ nighwry go"s
through or close to all of the incorporated i:ities, with the exception of Vernonia. The road
seryes as a secondary north-south truck route, parallel to lnterstate 5. U.S. 30 is being
upgraded through a series of construction projelta.

ACCESS TO MAJOR ROADS

Portions of U.S. 30 have been widened to allow for a better flow of vehicular traffic.
However, this widening will encourage problems with congestion, if the number of access
points is allowed to increase unrestrilted. The additional tiaffic conflicts which could occur
with an increase in access points could nullify the benefits of the new road construction.
The use of a limited number of access poills 6nto major roads will reduce thepotential for
traffic congestion and related problems. This can be accomplished bV tne use of such
mechanisms as shared driveways and frontage roads.

GOAL:

The creation of an efficient, safe, and diverse transportation system to serve the needs
of Columbia County residents.

to Transoo on
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OBJECTIVES:

l

l

I

1' 
Jr.:#l'5i"1t};""il!15:nodes 

of transportation that are avaitabte in the county to

2' To encourage and promote an efficient and econg_mirr transportation system toserve the commerciar and inJustrial 
".trnlir',#ni, or the county.

Findinq 45: Alth-o-ugh the UGB Expansio-n in and of itself does not require an oDorapproved rraffic 
'tf:^tJ,olttvtiirir$ per the strt"*ii"'pranning Rure in'oAR 660-012_0060' this comprehensive ahatyiis tluirr o" iu-qri"j'nii91 t9.gn,, future iezoning andsubsequent industrial anoloico#iilr.irr.dgr;6Hi,."i'n,, 

Trs wit n""J to-iountify andappropriaterv address tne impaci; il;r. friri;ru;'#irr i.,ruu on Highway 30 and on thesu-rrounding street system to'"nrrruine affected;;'iano uses;6an oe served by an3:',"#,11,'3i?,il[,1!H;S*:ti"",1,,."*'d#';ffi Ji,,compromisi,gft needsor

S

)

PART XIV.

Urban and rural developments are ,o^0.1-O-r,9-".d gv public facilities appropriate for thei'""?ff"T:?"'"?::3il:,:?ffdlf:iftr-Tffitt',Y,,Y,il and in urban',,.",, shourd be

GOAL:

il:#Jil.i?3, H;i":"i,tffi'l;,T["Jfl;,i,]d erricient arransemenr or pubric as a

POL|CIES: lt shail be County policy to:

1' 
5fX1T'r'ji,.i3,i,Tlffi5Jl3nilt 

fvers 
or pubric racirfties and be provided in advance

4' 
5#?#,ittt*::r|,il*glunt on rands within urban srowth boundaries or buirt and

e. 
,^?::::ffy'*"J?[ruent into areas where they exist or are proposed within a

Eadinq 46: The 378-aclu 
,uc9..-elpansion will not result in any additional commercialortndustrial site developme-nt untitl'n!-citv pr.prrur't"#r'uqrir"d pubric racitity prans tosupport these properties' rut'ie Jeu"iopment. npp"noi, i'i sruppoo se rJGE-inrrastructure
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Report analyzed the UGB's existing infrastructure and identified potential improvements
that would be required before it would be able to support the projected future industrial and
commercial growth in twenty years. This report states that because these improvements
are not included in the city's capital improvement plans the city is expecting developers to
fund the extension of city water, sanitary sewer, storm drainage facilities, and roads to the
affected areas and properties. Since no industrial or commercial development will occur
prior to these extensions, the Board finds the proposal is consistent with the
Comprehensive Plan's Goals and Policies related to Public Facilities and Services, lf any
development of the UGB lands is proposed to occur before the land is annexed into the
City and rezoned for urban uses, prior to any future development in the unincorporated
areas, existing County regulations require the County to approve Site Design Review(s)
that address the proposed site development's traffic impact analysis as well as
demonstrate adequate provisions have been made for water, sewer and storm drainage
facilities.

Continuino with the aoolicable Parts of the lumbia Countv Comorehensive Plan related
to Open Space, Scenic and Historic Areas and NaturaLBesauaeg;

PART XVI. PEN SPACE SCENIC AND H
NATURAL AREAS:

ARTICLE I. PURPOSE OF PLAN:

To conserve open space and protect the identified natural and scenic resources in
Columbia County as defined by Statewide Planning Goal Five and the related
administrative rule.

ARTICLE X. WATER RESOURCES

A. WETLANDS

DEFINITION
Wetlands are primarily lowlands covered by shallow and sometimes temporary or
intermittent waters. Often they are referred to as marshes, bogs, swamps, wet
meadows, sloughs, and overflow lands. Plant and animal communities in wetlands are
dependent on at least periodic saturation by water.
A significant wetland is typically an area that is inundated or saturated by surface water
or ground water at a frequency and duration sufficient to support, and that under normal
circumstances does support, a prevalence of vegetation typically adapted for life in
saturated soil conditions.

FINDINGS.
Columbia County contains abundant wetlands within its boundaries. Many of these
wetlands lie along the Columbia River within the old flood plain area and are now
surrounded by lands in agricultural use, lt is often possible to protect these wetlands
and to resolve potential conflicts with other land use activities, To protect these
wetlands, the County has developed an overlay zone to protect the ldentified Wetland
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Areas from filling, draining, or other alterations which would degrade their biologicalvatue' The maiority of thd ar""t .ontrining weti;il; ;;;'zoned for agricurturar use.Activities allow6d in tnis .o* *rr 6J'restricted so as to protect weland values.

To protect and maintain the quarity of water resources in corumbia county.
POL,CIES: tt shall be the poticy of Columbia County to:

14' protect 
rr:1":, swamps, and other weflands from fiiling, draining, or otheralterations which wourd lurttoy or ruor..'ii"i," oiorogirar varue.

19' Notifu the oregon Division of state Lands whenever there is an application foipermits or other land use oecisions_#"liift'*"tr.rol'"iitnljljrff 
t"ry.

F'incinq 47: As previously addressed in Finding 2g, the NE Expansion Area,s new bicyclestaglng area within the new t s acre parf .t"v iE.*-'l'" ,"rtiiori.ation and approvar from theoreson Department or staie iai-i;,b!ff dibri;;';i LIu pr.prration activties since theyappear to be in close proximity to tnFFEiri'C-r# Fs's"ii"'utrrno. to the east. The Boardfinds that DSL aoorovirorany'rriuiiit" irprou"rJn-tJ*itt"nrrre the protection of thesevaluable water rbiources is cbniiite* yl* tli co'-R.,"ir.,"nriuu ptan,s Goats and poticiesrelated to weiland: ard waieiR;;;;;.:r Addjtion'a-rrv,'ine frnar UGB Expansion moved
A[],:?J,Tr1ili'UJ;,.'ii:1,i,'Jfftf is consistent wifri inu w,tu,h"il;; Goars and

c
GOAL:

So la
n

ARTICLE XII.

Potential and approved recreational-trails are identified and addressed in theRecreation section or compren.nri* Pl; - Tr;r't; c_oordination with oDor with
:it?'8Jt 

tJ;rHS.oreoon n6c'ealion rraiti fresl;t;ii;. couniv, ine roriowins poricies

POLICIES: tt is the poticy of the County to:

2' support efforts to extend the Banks-Vernonia Linear Trail, primarily along the
fiffrlffJffi'J*"rt#ns ioao 

'ight-oi-";: r'il Vernonia to scafpoose and

PART XVII. RECREATIONAL NEEDS

E N

Page 51 of 57 - Findings of Fact



The National Trails System Act of 1968 gave national recognition to the growing demand
for recreation trails, and denoted three types. The natuial recreation trails are those
located in and near urban areas where theie is the greatest need.
lndustrial sites shoull n" developed in a manner that is compatible with adjacent
recreational opportunities. lndustrial development does not mean recreational sitei must
be eliminated or destroyed. This fact is especially important in relation to the Columbia
River, a resource that is coveted by both industry dnd iecreation enthusiasts. Recreation
agencies working with the Port of St. Helens and individual enterprises can minimize the
loss of recreation opportunities if they can understand each othei's needs.

LtEC LICIE

To satisfy the recreational needs of the citizens of Columbia County and its visitors.

Findinq 48: Thg..County Transportation Planner commented on May 10, ZO11 and
encourages the City to maintain the nature and intent of the original Ciown Zellerbach
Road as a multi-use trail from West Lane to Honeyman Roads. H! states the County will
accept the City's intention to utilize their section of the CZ f rail for commercial ioad
purposes provided the trail continues to be separated from the new road and relocated in
ways that maintain its present naturalwoodland environment. Replacing the existing multi-
use CZ Trail between West Lane and Honeyman Road with a new sideivalk paralleT to the
new commercial road will not provide a natural woodland environment for this multi-
purpose recreational trail. Similarly, the County will require appropriate provisions to be
made that will protect and replace this recreational resource's n'atural woodland
environment prior to the construction of any new commercial connector road between West
Lane and Honeyman Roads.

At the June 6, 201 1 Public-HeallOJhe City expressed concerns that any future change or
relocation of this portion of the CZlrrailwduld not coincide with the original Memoranlum
of Understanding (MOU) between the Countyand the Citydated Dec-ember 1g, 1996. ln
response, the Planning Commission recommended to make this a condition of approval of
f9 UCn Expansion. Condition 1 was revised accordingly and required any relocation of
this portion of the cZTrail follow the original Mou date-d"Decemb'er ta, ig'go.

The Comprehensive Plan identifies the Crown Zellerbach Trail as an Oregon Recreational
Trail. ln addition and because this Plan states that industrialsites "should-be developed ina manner that is compatible with adjacent recreational opportunities", the county
Comprehensive Plan encourages the mutual compatibility of different land uses occurring
within close proximity of each another.

This important county and city recreational opportunity should not be detrimentally
impacted by its future relocation provided the futuie commercial/connector road between
West Lane and Honeyman Road will follow the 12118/96 Memorandum of Understanding
between the County and the City. The Board finds that this criterion can be satisfied prio-r
to.or in conjunction with the construction of any new commercial connector road between
West Lane and Honeyman Roads.
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Because oAR 660-024-oo2o requires-all UGB amendments to be consistent with theStatewide ptanning eoafs, appfi.lOfu Oouf. wiff ,ilu,iOu presented and evatuated,
Goal /" citizen' Involvement "To deve.lop a citizen invorvement program that insures theopportunitv for citizeis to bEinvorved in aripnus", oi*,. pranning process.,,rhe Board finls tl;ftnit ili il ,r:, t110rsh ;iipriance witi tne lano use hearins
BiffilrUEJ: Ti?:itv's ictnowreoseJ ;n"J'rJJ',.lsrrrtions rhe intent or statewide

99?! 2 land l'1s-e PJanl'ng "To estabtish a rand use.pranning process and poricyframework as a basi$EilGcisLns ano actions re-latgdlo use of-land and to assure anadequate factual oase toi sucn'Ju.irioni ;;;;;;: , er.tn"r, ,Jri,,irrrized by rheDepartment of Land conrurriiJ,i3lg o.r"l"pr.",ii]corr 2 requires coordination withaffected governmentar entitiesllinsistency with acknowteoged prins, and periodic reviewand revisions (as needed) to inot. ptans. ';d'ol.i';';rso contains standards for takino:ffi li?fi :?;r:?fii",',ni#."#,"ii!l;#,'.1:ril$':",;,H^:,;;;;;;;;Y
The Board finds-that this proposal comp-lies with Goar 2's-coordination requirement. Thecity of scappoose soticiteo commJnts'from in" cJrrtv.for the propor"d' urban GrowthBoundary Expansion piioito-inu'bity'r,;;dii;r";;'i'rio 

"prhsi6n. 
-inu 

city furthercoordinated with- the county piit io-suomittai oi t-n"i, ,pptiiation-to the county. Thecountv notified r+s-Day Noil;d i;; b"prrtr"nt oi'rrni'conservation anJbeveropment ofthe request on Aorit z ei, ziii-Jna"n., y"t to ,eceive aiy ._orr"nts from DLCD as of thedate of this reoort'^otntit dLilt"n"irr';dtd;, #ffilL scappoose Fire District and thecotum bia countu.RoaJr;;i;;';;;" rrro notinlo'ir"ttu' ruquest for comments. The FireDistrict did not rllti?ll$j"ll".lry p Fs pr"Gri ,no the comments rrom the RoadDepartment have been iniorpirrated into tnis iepSrtlliiatty,,nndings tnrol!iiort this reportdemonstrate the proposal's ronrirt"nry with'tnu cornty,s coirpreheisive plan, thestatewide Planning Goals;rd';it';ppri6aoie siri"ir[s gnd staiutes. ls such, goarffi i:? 3:,?ffi 3'J,:?1i1fi .|il ! i*T,T 
; ;'r;; ; g io*th b o, il;,"v 

"6, n s i o n -rh 
e

,ffi 
Aqricultural Lands An exception to Goal3 is not required by oAR 660-004-0010

The Board finds that the City used adequate methodology-for prioritizing possible industriallands to brins into rhe riorn-il;tl;q;'ffiffir- 
1nu gap in need for rocaremplovment' see the Discuiiiorioiprioriiy or'raiiio'[Sin.rroed riithin ucB, Findings 23and 24- Durino the review;;;;r:r1 tl"_citv i"j;;;"earrier drafts of the NorrheastExpansion Area-tospecificatly'noiin.juoe crrJ, iiH,gh-Vatueo Farm tands tocated ctoserto the Muttnomah *iunnui. XoiitiJ,rrrrn:thi, ;t';;rloJ,i,o ,.iu... rock tocated ctose to thesurface which itpgdut titoiti"ntr tom equipmeni 

".Jin" farm has oeen strgnant foryears' Even thouoh the Norrh.riii"prnsid A;;'h;, z'09 r.r.. 
";;";;;;;ed primaryAsriculture (PA-80j, it it piirrrirv rlilit"rJ 1il; ilifrricurt*ir lroprl Flr tne counryand the city to niianci tn" i3#i"r airport rerated eriproyment wittr farmrands with
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minimal farm production, the need for employment is greater, especially airport related
jobs.

Goal 4: Forest Lands An exception to Goal 4 is not required by OAR 660-004-0010(1) (d)

Gqal 5: Natural Resources, Scenic and Historic Areas, and Open Spaces "To protect
natural resources and conserve scenic and historic areas and open spaces," Goal 5
further requires that local governments inventory scenic, historic and open space resources
and adopt programs that will conserye these resources for present and future generations.
Said resources include, but are not limited to, riparian corridors, including water and

riparian areas and fish habitat, wetlands, wildlife habitat, approved Oregon Recreation
Trails, natural areas, and wilderness areas. Planning Guidelines as established by Goal5
specifically state that "the need for open space in the planning area should be determined
and standards developed for the amount, distribution and type of open space." Planning
Guidelines also encourage the development of open space in urban areas.

The County finds that the properties proposed for inclusion within the City's Urban Growth
boundary contain naturalresources that need to be protected in accordance with Goal 5.
Specifically, there are two areas in the NE Area and include (1) PEMC and PSSC wetlands
identified in the Wl Map of St. Helens, Oregon are located near the future 15-acre Park
and (2) the existing naturalwooded environment surrounding the existing Crown Zellerbach
multi-use recreationaltrail located where the City proposes to construct a new commercial
road between West Lane and Honeyman Roads. Findings 28, 29,48 & 49 provide
measures that will need to be implemented to ensure these valuable Goal 5 Resources are
preserved and protected from the surrounding area's future industrialdevelopment. The
intent of Statewide Planning Goal 5 is met.

Goal 6:Air. Water and Land Resources Qualitv "To maintain and improve the quality of the
air, water and land resources of the state." Goal 6 requires local governments to designate
areas for urban uses only if those areas can be served by sanitary sewer and public water.
This Goal also requires governments to buffer and separate land uses which have different
impacts on the area's air, water and land resources. The County finds that the City of
Scappoose's UGB Expansion will not result in any industrial or commercial development
until these uses can be served by the city water, sanitary sewer, storm drainage facilities
and transportation systems needed to support them. The intent of Statewide Planning
Goal 6 is met.

Goal 7: Areas Subiect to Natural Hazards. "To protect people and property from natural
hazards." The UGB Expansion has specifically excluded the inclusion of areas associated
with Jackson Creek's Floodplain and is consistent with the intent of Statewide Planning
Goal 7.

Goal 8: Recreational Needs "To satisfy the recreational needs of the citizens of the state
and visitors..." The Board finds that the subject proposal directly supports Goal 8. See
Findings 29 and 49 for the discussion on the recreational needs pertaining to the Crown
Zellerbach recreational trail. The intent of Statewide Planning Goal 8 is met.
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9oal 9" Economi-c- Developmenr! "To.provide adequate op-portunities throughout the state
:"','*X3li"tu 

or eionomEiffiiire" ri'i""ri"in""il;,;;, werfare, and prosperity or oreson,s

The Board finds that the city of sclPf !f se's proposug 
.ugB expansion is needed to meettheir projected.20, vuii Enipiov-runi Need 6iii,li,"rtrirr *J S.rrirciat deveropment.This 20 Year Employment t't'ee6 was oetermineo'r..oroing'i; s;ffi;j!"prrnning Goar g

Ii:rt :itl,T:Tt !1i* t" t9ui.* rno, ir 
""r...rrv,-Ji..no irreir .ompiJiunsiuu prans if a

't."ffiT:' 
li:::imi*y**rm[t

?oat g Housino
uee Ftndino 37 to the columbia county-Rural Residential Goals and policies. The Boardfinds that thle areas 

991slqereJoVtn" ciiy'f"r'ilffion of acreage for Rurar Residentiaruses are prooerties considered le'ss desir6or" r* riJriies.generaily in scappoose. when3:1ffi:ll"ffiiiiiih3:?lg],4;:'3i'""#'i,liilunt-opporruniti",-,-'thu resioentili

;ru 
iili[i:Jffl:iltrtTkt:X"Jlr:Iii[:t?:Idevelopment." ntanninjcll;"d; * t ro, c-J i;1,3,t.r, ,,prans p.uioing for pubricfacilities and servic"J -tr,orro'bJ 

cooroinated wiin-ptans for deiignation of urbanboundaries' urbanizabiu 6no,'iurlirr", and for tnJ tiinsition of rural rriolo urban uses.,,
Findings 26 and 46-provide discussions concerning the. scappoose tJGB tnfrastructureReport's analvsis ol the .Lri.niuceb;;:,trij"iXri'i.trr.triu. 

That report identifiedpotentialimprovements thatworio n" required ouioiu fl..'.re facilities rnJ r"-iri.us would beable to support tne pio;Lci; t';'ffi inorrti[ilni **.rciar growth, The reporr arsoemphasizes that outt"e il't"t" itprovements are not inciJo-eJ'ir'tn" city,s capitarimprovement plans, tne citi .ntirip"i.r g;t1"irn""-to'rrno inu-;;;ril of city water,sanrtary sewer' storm.draintg; frJiiiius, and ,.oiorloine affected areas and properties.The Board finds that.sints noinirriiirr ;;ffi;;;rr deveropment wi1 occJr prior to theseextensions the intent ot statewii!-eirnning ooat i'i'i."rut.

ffi'Tffi.'Toprovideandencourageasafe,convenientandecon6mic

Eilirynt9#i:#iffii:',?,:1il?n' found that arthous! 
Lh* UGB Expansion does not

i n on n o o o _5 iz _ tffr;ri 
; 
ji,j; 3fi E ;l' ff iil !q ffi I'F/J;i:,ff }; fi [ f J,,3il[,,: #ffcommerciat devetopment. rnirhs *irr n""Jio il,itiil and appropriatety address thermpacts these future uses wiil nave on urgil;i d;nj'ilu,rrrrounding street system toensure an etficient, safe, ano oiv#", ti"n"io.trtil,i.vrt"m wiil se-rve the intended

!Hii[:i?id 
commerci'rL'us in *Jl,r tn'ir.,!itil'#;. orcorumbia county residents

The intent of Statewide planning Goal 12is met.
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Goal 13: Enersv Conservation Not applicable

Goal 1 4:Urbanization, "To provide for an orderly and efficient transition from rural to urban
land use, to accommodate urban population and urban employment inside urban growth
boundaries, to ensure efficient use of land, and to provide for livable communities."
Statewide Planning Goal 14 (Urbanization) is addressed in Findings 25 - 31 of this report.
Columbia County's Urbanization Goal in the Comprehensive Plan was updated in 2009
and directly references the criteria of Goal 14. Statewide Planning Goal 14 is met.

Goal 15-19: Willamette River reenWAV Estua nna Resources. Coastal Shorelands,l

Beaches and Dunes & Ocean Resources Not applicable

Findinq 49: Based on the foregoing, the request to expand the City of Scappoose Urban
Growth Boundary is consistent with all applicable Statewide Planning Goals (as discussed
above). The Board finds that the criterion is met.

SUPPLEMENTAL FINDINGS IN RESPONSE TO TESTIMONY IN OPPOSITION
RECEIVED ON AND AFTER THE BOARD OF COMMISSIONERS' PUBLIC HEARING:

Marie Gadoffi: Ms. Gadotti appeared and testified at the Board of Commissioners' July
27 ,2011 hearing and submitted written evidence and testimony. Ms. Gadotti testified that
she does not object to the Scappoose EOA or the City's identified need to expand its UGB.
Rather, Ms. Gadotti objects to the exclusion of her property from the UGB expansion
areas. The findings above address much of Ms. Gadotti's objections. Moreover, the issues
raised in Ms. Gadotti's testimony and submittals are essentially the same as those raised in
opposition to the City's adoption of its Ordinance 816, and are addressed in the City's
Findings adopted in support of Ordinance 816. As an additional response, and in an effoft
to avoid duplication, the County hereby adopts those portions of the City's findings that
address Ms. Gadotti's objections, except to the extent that those findings are inconsistent
with the Board's findings.

Mike Sheehan: Mr. Sheehan appeared and testified at the Board of Commissioners' July
27,2011 hearing and submitted written evidence and testimony. The issues raised in Mr.
Sheehan's testimony and other submittals are essentially the same as those raised in
opposition to the City's adoption of its Ordinance 816, and are addressed in the City's
Findings adopted in support of Ordinance 816. ln response to Mr. Sheehan's objections,
and in an effort to avoid duplication, the County hereby adopts those portions of the City's
Findings that address Mr, Sheehan's objections, except to the extent that those findings
conflict with the Board's findings.

One Thousand Friends of Oregon: 1000 Friends of Oregon did not testify at the
Planning Commission or the Board of Commissioners' hearings, but submitted a letter to
the Board dated July 27 ,2011 . The issues raised in the submittal are essentially the same
as those 1000 Friends raised in opposition to the City's adoption of its Ordinance 816, and
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are addressed in the city's Findings-]!ontgo.in supportof ordinance g16 and in a letterreceived by the county rror iJtnson Reid d*il,August 16,2011. The Boardacknowred ges th at, F" bitv 
-nas' 

Jiopteo, ; ; g;;"rr,l1 
^u.Toloument 

growth strategy.However' the Board rinos fltlt in. iiiv'; erproymL"niri"reca.t is reasonabre and consistentwith the applicabre,tpt,lt., o,Jrr."Jlig rur"5 i.iithi;';;;;;rs stated in the findinss above,as well as the citv's findinss irJ ilt.'i"nr*" R#l.itli.' rn 
"; ;ffili; ,;',r.ili duprication,the countv herebi 

"oopti"tnJt;#ilrr ome city;.iinoing, that address 1000 Friends,objections' excepi to tl'ie uit"nit['rt'tnoru rinoingJ Jr.iiilt with the Boardis findings.
Patricia Zimmerman: Ms' Zimmerman testified at the Board of commissioners, hearingand submitted written 

";'d;;; r'ni't"rtiroirv. .rui!'lziirrurrrn 
objects to the city,semployment forecasts tnJ p"t1. ir tn. ciii.'poilltt,i. forecast r. buioln.e that thatcity's emprovment rorecist il;;;;t;.rol.] u5*[""r, ine,statewide pranning goars andtmptementing rures 

,gq. 
not ieorir!-!-proyr"ni-9'-o*t;; to. match popuration growth.scappoose is essertially a be-irooi" rorniunity, a-nd ihe city,s.empioiment goars andforecast reflect tne ciiy;s'o",isirir tl'reverse tnatiieno. nccoroingty, the city has prqectedil,:T?,1"#?,llffiyit:XEK:ll,"J,;,",",ffi 

iJ3f.,[%1ffi#$?H
lo?,t":ii3 :'[ff,:::f gi:'floTflyflv'"ni r"il'i.i.i'il',l",on,bie ano coisistent with
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Advisory Committee and Planning Commission Recommendations

In July 2008 the Soappoose City Council adopted Resolution 08-10 to establish the Ad Hoc
Scappoose Economic Opportunities Analysis Advisory Committee (or more simply, the
"Advisory Committee') to provide information for the City to make policy choices on the types
of employers to attract and to evaluate the land supply for commercial and indrstial
development. The Advisory Committee met seven times from Decenber 2008 through May
2010. At its final meeting on May 18,2010, the Advisory Committee unanimously adopted (with
one abstention from an affected property owner) the following motions:

1. To accept the February 2010 Economic Opportunity Analysis prepared by Johnson Reid.

2. To amend page 38 of the February 201 0 Economic Opportunity Analysist so the section
entitled " Environmental Constraints " reads as follows :

In order to be suitable, the siu should be flal or nearly flat, having a slope of less than
I0o/o. The site mwt be able to provide appropriatelysized and configured developable
areas free of wetlands, tloodplains, ripariu conslraints, or other lqwn envirownentql
constrslnls whlch would signi/icantly preclude, delay, or significantly increase the cosl of
development of all or a portion of the site.

3, To recommend expansion of the UGB into the northeast to include piedominantly Class
III soils and southwest to include the exception dreas along Old Portland Road. Any
unmet employment needs should be held in reserve and considered when the City
performs a residential land needs analysis.

4. To recommend that the City Cotmcil recognize the transportation ond employment
advantages to the community offuture expansion in the southeast quadrant south of
Havlik Drive. The Committee recommends tlwt this land be ircludedwithin the UGB
when this area can be justified under Goal I4 and statutory priorities.

In making its recommendatioq the Advisory Committee reviewed the Economic Opportunities
Analysis and the doouments in the Appendices (some of which have been revised to include
additional information). Map A shows the prcposed UGB expansion area.

The City submitted a Notice of Proposed Amendment to the Department of Land Conservation
and Development on July 22,2010,

The City of Scappoose Planning Commission met four times between September 9, 2010 and
October 28, 2010. At the Ootober 28,2010 hearing, the Planning Commission adopted the
following motion with a 6-l vote:

1 
This amendment has been incorporated into Attachment A, Scappoose Economic Opryftunities Analysis
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I. Amend the Comprehewive plan to i
Anarvsis (EoA) and 20r0-20s0 c";#:;f"';:;1;;i,;:f:f::;::::;mic opportilnities

2' Remove outdated informationfrom the comprehewive pran and add keyfindings andpolicies from the Economic Opportunities Analysis;

3' Add new airport employment Plan designation and overlay zones to implement theEconomic Opportunities Analysis; l

4' Amend the scappoose urban Growth Boundary to meet indwffial and commercial needsidentified in the Economic opportunities Analysis and to incrude a regionar park area;
J' Remove exception areas southwest 2 and southwest 3 from the uGB expansion area;
6. Adjust the EOA,

southwest I; 
capture rate to reflect the proper amotmt of land to co*espond just to

7. Preserve Crown Zellerbach trait to the extent possible;

8' Amend chapter 17.136 to dd a linefor the Airport Emproymentpran designation toautomafically receive pubtic Use Airport zoning;

9' utilize the oaober 2l' 20..0 drafi of the comprehensive pran proposed amendments andthe Octofor 26, 2010 drart of the pioposed overlay zones,
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Scappoose City Council Decision

The City Council met five times between Deoembet 6,2010 and April 4,201l. At the March 7,

201I hearing, the Council voted 5-2 in favor of the following motion:

Council preliminarily approved Docket # CPAI-10/CPTAI-10/DCTA3-10 as recommended

by the Planning Commission, with thefollowing exceptions:

I. Utilize the January 10, 201I drafi of the Economic Opportunities Analysis;

2. Update the proposed edits to the uisting sections of the Comprehensive Plan to
incorporate the January 10, 201I EOA; and

3. Schedule a Land Use Hearing on Apil 4, 201I at City Hall on the matter of
amending the UGB to include three percels north of Gilmore Road that are currently
partially within the UGB.

Council also directed staffto drafi an ordinance and supporlingfindingsfor adoptlon at a

funre meeting.

On April 4,201I, the City Cormcil held a public hearing regarding incorporating the Gihmore

Road paroels into the proposed urban gfowth boundary, oonsidered proposed findings in
support of its preliminary deoisions, and voted 4 to I in favor of a motion to approve Docket
# CPAI-10/CPTAI-10/DCTA3-10 and accept the proposed findings. At that time, Cowrcil
also moved to approve Ordinance No. 816 and adopt the ordinance at its meeting on April
18, 201 L
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comprehensive plan and Deveropment code Amendments: Attachm ents
and Maps

Attachment A: Scoppoose Economic Opportunitics Analysis(January 10, 2011)
Attachment B: Comprehensive plan Tefr Amendmen9
Attachment C: Airport Employmenf phn Designadon
Attachment D: Airport Employment Overlay Zones
Attachment E: Populotion Forecas9for columbia coanty oregon, its cities &

Unlncorporatcd Area,2010 to 20J0 (Febraary 200t)
Map A: Ilrban Growtlt Boundary Amendnent
Map B: Ilrban Growth Boundary Amendment: Northeas Expansion Area
Map C: IJrban Growth Boundary Amendmenr & comprehensive plan Amendment

Appendices and Maps

Appendix 1: Employment Land Need and Supply
A. v_acant and Redeveropabre lranrds (winterbrook, January 2010)
B' Employment Land Need and Suppiy Surrory (Winterbrook,January 2010)
Map 4: Scappoose UGB -.luitablZ lmployn"nt Lorrd, (WinterLrook, May 2olo)Appendix 2: scappoose UGB Alterrr"ti"g,{""rvri"-&int"ruroot planning, May 2010)
Map r : UGB Altematives - s_oil rjpit (winterbroon ruray zor6j- 

-

Map2: UGB Ahernatives - si-orq-yd'soits (winteibrool v"i zorol
Map 3: UGB Alternatives - loodplain, Stopis,,Soils (Winterbrook, May 2010)
Map 5: UGB Arternatives.; Exception lyi (winterbiook, M;t lorcl
Map 6: UGB Expansion Artemaives (winterbrook, May zoti)' --Appendix 3: scappoose UGB Amendment Infrastructure Report (otak, November 17,2010)

Appendix 4: Trancportation Studier
A' Scappoose UGB Alternatives-Traruportation Analyis(DKs, March I l, 2010)B. scappoose UGB Expawion Trarcpirtation tmpaits@ks, Mrr;h 23,2010)Appendix 5: scappoose Airport Land use co.ipt ri""-co*r, v"y z,-ioiol:Appendix 6: Agency Comments
A. port of St. Helens letter of suppon dated Moy Ig, 2010
B' Scappoose Drainage tmproviment Company letter dated August g, 2010C' oregon D_epartment ofTransportotion iener dated s"pt"*,tai, i,- )otoD' oregon 

lePartment ofTransportation letter deted sip,tiir il, zotoE' oregon Deportment of rrawportadon e-mail messagre i"rti i"prrmber 23,
2Ar 0

F' columbia Co-ynt/ Department of Land Development services letter dated
December 29, 2010

Appendix 7: supporting materiars from city council HearingsA' Background information on Crown Zellerbochhoad (Januwy 2g,2lll)B' Clerification on Elements of the City's EoA (Jolnso"nria, fuf*ch l, 201l)C. Airpark Employnent Chart
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Preliminary Statewide planning Goal Findings
StatewidePlanningggdr r,2,s,T,g,g,lr,r2,r3and 14arcappricabretothisrequest.Because the proposal is to ameni thr ;"rperor. co.prrrrrrrriu, plan and Development code tomeet economic development objectives, find.ings or.onrtuung compriance with the Goal 9(Economy) and Goal t+ 6u*an"gowth boundalies; ;rr;;ve rules are provided fir*followed by findings for remainiig appticaute statewide pranning goars and rures.r Goal 9 @cotrol1orlne state) applies to adoption of local economic s*ies sucb as thescappoose EoA' The rano cons#atio.n and ort i"p..nt commission (I-cDc) adopted
ff"1"ff;.ilu#:i,T" uoooinirnutin. r, fo*"ii"p,"r 660, Division 00e) ro interpret

r Goal 14 (urbanization) govems *311.* tl urban growth boundaries; the Urban Growthi:Tffi;Hfi:|'tr#f ,o* chapter 660, D;io nu24)provides deraled guidance

r Goal I (citizen Involvement) and Goal2 (Land use ptanning) are procedurar goars thatrequire citizen involvement in all phases of the pranning;"rr' an adequate factuar base forconsidering alternatives coulTes oi*tion; 
"ooroination-"lrong the city, county and shteagencies; adoption of urtimate poricy choices in ne comprerrerrriue piuo; unJ ronrirr"n"ybetween the comprehensive plan and imprementing land use regurations,

r Goals 5 (Natural Resources), 7 (Natural Hazards) and g (parks and Recreadon) requirelocal governments to address wetland and ripari* i,np"*, 
")rd 

to rimit deveropment withinthe I0o-vear floodprain. wru-J*Jng** *,,iooiria"irinro in the cif,s r998 Locarlvetland Inventory Glw) *t u*o**d for in thr ;il; ;loyment lands inventory. AI5-acre regional park (a staging ;;; bicycre -o *n-roiorized water sports) is proposedin the EoA to respond t" gr. o*"ri" or"r*, tourism in connection with the crownZellerbach Trail befween Scappoor, *a Vemonia.

Goar rr @ublic Fac'rties and services), Goar 12 (Transportation) and Goar 13 @nergy
a"frHn?#llfrlil;1"#i]"'Jor",ntediv,h#;,*rtationpranningRure

a
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Statewide Planning Goal 9 (Economy of the State)

The Goal 9 @conomy) rule sets forth sandards for conducting an economic opportunities

analysis (EOA) and determining the characteristics of employment sites that are required to carry

out a cornmunity's economic development policies. Johnson Reid prepared the Scappoose EOA

in compliance with the Goal 9 administrative rule (OAR Chapter 660, Division 009 - Economic

Development).

The purpose of the Goal 9 rule (OAR 660-009-0000) is to:

* * * provide an adequate land supply for economic development and employment growth

in Oregon * + * [and] to link plonning for an odequate land supdy to infrastructure planning,

community involvement ond coordinotion omong local governments ond the stdte.

After an exhaustive analysis, the Scappoose EOA identifies the number, acreage and

characteristics of sites that will be needed during the 2O-year planning period to athact targeted

employment opportunities.

r Otak and DKS studies describe public infiastruchre investnrents that will be needed to

support development of existing and proposed employment sites,

o The Advisory Committee encouraged public comments and ensured coordination among

local and state govemments in the development of the Scappoose EOA.
o The Planning Commission clarified and shengthened the proposed overlay zones to

delete certain uses that were deemed inconsistent with the economic development

objectives identified in the EOA and to better protect lands for the intended character of
the airport industrial areas and the uses defined in the EOA.

. The City Council approved updates to the EOA in response to testimony, creating a more

internally-consistent document.

Econonric Opportunities Analysis IOAR 660-009-0015 |

As required by the Goal 9 rule (OAR 660-009-0015), the Scappoose EOA and supporting

technical studies include :

(l) A review of national, slate, regional, county and local hends (EOA, pp, 5-25);
(2) The identification of required site types based on the site characteristics typical of expected

uses @OA, pp.3746);
(3) An inventory of industial and other employment lands (Appendix l.A: Yacant and

Redevelopable Lands - Winterbrook, January 2010);

(4) An assessment of commwrity economic development potential (EOA, pp. 23-30); and
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(5) A community economic vision - emphasizing the importance of the scappoose IndustriarAirpark as an economic driver - is discussedln the EoA and confirmeo ai the January 2010Advisory committee meeting' This vision is incorporated into the revised comprehensivePlan policies in Attachment B.

Industrial and other Employment Developnrent policies 
f oAR 660-009-00201

oAR 660-009-0020 requires that the EoA and comprehensive plan include economicdevelopment objectives and policies. The scappoo* Boa provides the basis for proposed policyamendments to the scappoose comprehensive Plan. (Attaciment B) The scappoose EoAidentifies "aviation manufacturing and servic€" and *retail,, 
as the two major urban .,clusters,, 

inscappoose' This is consistent witrr trre area's more than ls-year commitment to athacting newindusty wifh the scappoose Airport' During trrat time o"* 
"o-p*ies such as oregon Aero andsport copter have established thlmselves as athactors of employment and growing businesses,even through a recessionary economy. (Appendi x 7.c).the aootion of .through tle fence,,options is known to provide regional airports with an access to grobar markets. with airports thesize of scappoose' this creates unique competitive advantages. The recent growth of the AuroraAirport exemplifies 

{t tt* orgrow*r opporhrnity. since rutiog substantial improvements in2002' 12 new companies have located trr"t" *irrr 400 new employees. scappoose believes it cantake similar strides here but an expansion of its uGB is necessary to do so.

The EoA identifies five types of targeted employment and corresponding site needs (pp. 26-46):
o Industrial (Airport Related and Airport Compatible)o Office / Service Commercial
r Retail Commercial
. Overnight Lodging
o Institutional /public (Arport)

PIan policies seek to redress the existing imbalance between employment (which is relativelylow) and population (which is relatively-high). Revised co-pr"rr"*ive plan policies encouragethe provision and protection of an adequate supply of suitable and serviceable sites toaccommodate targeted employment opportunities. Plan policies arso encowage intensificationand redevelopment of commerciat unJin the downtown core area and arong Highway 30.

Dcsignatiorr of Lands frrr Industriar and othc'Emproyr'cnt uscs [oAR 660-00e-002sJ

oAR 660-009-0025 requires designation of employment sites consistent with the poricydirection found in the EOA and CJmprehensive plan:

(l) The scappoose EoA and revised comprehensive plan identi$ the approximate number,acreage and characteristics of sites needed to accommoaaeinoustial, office and retail
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commercial' overnight lodging and public / institutional uses. updahs to the EoA during thecity councir process resurted in some minor modifications to deveropment gpes andcorresponding site and acreage requirements necessary to meet identified Zq-yeuairport-
;,1ff t#*"YXl,.;trtrH*:ty.f#;ffi ;#;Jlrheseo,'.roim.nttypesare

Cgmmerclg! (LandNeed : t04O-.*g. 
1Ti ".:*yr:, for existing vacant (24 acres) andredevelopable (7 acres) commercial tano wittin trre ucg,-there is an unmet need for about73 acres. This deficit can be met in the following ways:

a' Mixed use Employment (oflice, service, limited retair in a Business park setting) *approximately 50 acres_wirhin the e:islp UGB,overlay zone as shown on Figure 17,T4.I within Attachment o.b. 
;::ffiJ;illT:i:dsing-rerrted commerci"rJ _ uo*ximatery 5 acres within

c. Intensification of Exicting Comnercial land user _ approximately 5 acTqs of the

d.

b. 
ffiJtffi;: (south of existing runway) _

a. SmaU site industrial need: the existing UGB has about 153 vacant suitable indushialacres. Some I04 acres are ploposed for mixed and airport_related uses in the pUAzone (see above), leaving 49 vacantsuitable industrial acres within the UGB for

Aimort Releted us$ (Need = r44 Acres). Additionar land is needed and shourd be

ffi;:specificallv 
forairport-retated emproyment;J;;;;;"bric 

uses rdjacen*o rhe

a' Atrport rndustrial Perk (business park emproyment uses that requireaccess toairport runway 
"i1h*i*uys) 

_ approxfun"rr,,

ffiwithin m,,*irting ucs, 
", 

ioffiiH* we r,.74.twirhin

c' Eengar Reserve (requested by the port of st. Herens east ofrunway) _approximately 40 contiguous acres outside the UGB.
rndustrisl (Need = 215 Acres). rndustriar Need ir identified es 130 Acrec for Mediuurffi il::;l'i,,'ffi iffi ir:;m*:#liih:i*sma'si,o*,ei.a,,y-7

Page 11 I Glty of Clty Gouncll r Aprll 18,2071



small-site industrial uses. There is a deficit of about 36 acres (85 acre need less 49
acre supply) for small site industrial uses that can be met on approximately 5-6 small
sites outside the UGB, Comprehensive plan policies call for ctustering of indusfiial
employment opportunities edJacent to existing industrial areas.

b. Regional Large-Site Industrial (approximately 3 large sites are needed to
accommodate uses that require sites of 30 to 50 acres) - approximately 130 acres (one
30-acre site and rwo 50-qcre sites) outside the UGB,

Institudonal (Need : 20 acres). Portland Community College - approximately 20 acreg are
needed.

ILaddition to meeting the specific locational reouirements [sted above. c// employment uses
require the following site characteristics:

Topography: sites must be flat (< l0% slope) and suitable (free of weflands,
floodplains and riparian constaints),
Prorinity: employment sites must have direct access to an existing or planned collectof
street without driving through established or planned residential areas.

Site Size and Confrguration: site must be large enough and appropriately shaped to
accommodate effrcienfly planned large site users and development types.

Comprfibility: sites must not abut urban residential areas on more than one side and
must include sufficient land, natural or artificial features to provide effective buffers.
Serviceability: sites must be serviceable in the short- to interrrediate-term (within 5-10
years) with hansportation, sanitary sewer, water, and storm drainage faoilities. Elecfic
service is an important consideration for many targeted industial firms.
Agricultural Land Impacts: as required by ORS 197.298 Priorities for urban erowth
boundary expansion and Goal 14 (Urbanization) location criterion 4 (agricultural land
compatibility) sites must have: (a) relafivety poor agricultural soils (nral exception
areas near scappoose's UGB do not have required parcel size, topographical and
proximity characteristics required to meet identified needs); and should have (b) natural
or artificial boundaries from adJacent agricultural land (such as arterial roads, rural
exception ar€as, or riparian corridors).

(2) Scappoose EOA f igure 3:*Emplovment Land Demlnd by SiJe Size for Scappoose (203!)
identifies employment site needs from 2010-2030. A total of 53 sites and 483 acres are
needed to meet the site requirements of targeted employment, airport and institutional uses
Required site characteristics are described in the EOA (pp. 37-46).

(3) Employment land within the Scappoose City Limits (immediately west of the Scappoose
Industrial Airpark) and within the City Limits along Highway 30 is considered immediately

2 Highway 30 is the only designated arterial street within the Scappoose UGB or proposed expansion areas.

a

a

a

o

a

o
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serviceable and ready for development. Thus, more than half of Scappoose,s existingemproyment sites are serviced and ready ror oevetopment in the short_temr,

(4) Appendix 3 includes a review of the city's sanitary sewer, water and stomr drainage masterplans and identifies needed upgrades through tl," 2b;;* pranning period. Appendix 4identifies probable tansportation improvements needed to accommodate prannedemployment growth' scappoose is committed to continuing to provide at least 25yo of itsIong-term employment land supply for short-term ur;: rni, ,eans that at any given periodat least 100 suitable utt"t t*ihave urban serviceg or must be serviceable wi'thin a one-year

#r-#"J#:uT;.uu'*r 
and redeveropabre "*p;;;;t rand within the existing rimits

(5) The scappoose Airport Land Use conceptPlan (Appendix 5) identifies a potentiar 2'-acresite for fuh*e "1*t*ity college use in a broader u,., *if, an AE plan designation. Theexact location of this potential institutional or"nruy .i*g".
(6) The scappoose:o1o'40) ano Appendix l.B Emproyment Land Need and suppry summary

,"fJl"n 
t consider rand use 

"orputilrity * u rqui"irir" 
"r,*urr"ristic for emproyment

o "EmPloyment sites must have direct access to an existing or pranned collector sheetwithout driving through established or planned reJoenuat areas.,,' "sites must not abut urban residential areas on roo ,rr* one side and must includesufficient rand, nafurar or artificiar features a prouo" effective buffers.,

'YJffi ;ll*:T1l*l;T,nffi :H#;::comprehensivepranrequirescrusteringof
(7) The EoA did not specifically consider the short-term avairability of suitable sites. However,

fi: i,[lr".l 
tt' Helens and private landowners are activery markering several parcels inside

(8) Proposed amendments to the Scappoose Comprehensive PIan and Development Codeestablish the Airport Employment (AE) plan designation, implemented by the public UAirport @UA) and three implementing overlay zones. The overlay zones _ Airport Business

se

Park (ABp), Airport Industial park (ArP) and East Arport Employment (EAE):(a) Identi$ sites suitable for proposed industrial uses in the UGB e4pansion area; (b) protect
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sites suitable for the proposed industial uses by limiting land dMsions and pennissible uses
and activities that interfere with development of the site for the intended use; (c) protect sites
for the proposed industrial uses by resticting incompatible uses on adjacent ancl nearby lands
(the AE designation abuts the airport to the west and agricultural land or a gravel quarry to
the north, east and south); and (d) provide applicable overlay zones to meet identified
employment needs within the UGB.

Goal 9 Conclusion

For the reasons stated above and based on information found tn the Scappoose EOA and
acconpanying Winterbrook and Johnson Reid memorandq the proposed Comprcnensive
Plan amendments comply with Goal9.
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Statewide planning Goal 14 Urbanization

The standards for amending an urban growth boundary pGB) are found in statewide planning
Goal 14 (Urbanization)s and in ORS lg1.Zgg
The Goal l4 rule (oAR chapter 660, Divisioo oz+) intoffi and clarifies the more generalIanguage of Goal 14 and explains the relationship between statutory .lriorities,, 

and Goal 14"location factors'" In the Goal 14 rule findings below, text shown in italic is quoted directlyfrom the referenced goal, rule or statute,

As noted in Goal I4:

ln determining need, local government may specifu characteristics, such os parcelsize,
topography or proximity, necessary for land to be suitabte for an identified need. prior toexpanding an urbon growth boundary locol governments shall demonstrate that needscannot reosonably be accommodated on tand already inside the urbon growth boundary,

As noted in the Goal 9 discussion above, the scappoose EoA, the scappoose comprehensivePlan and Mnterbrook memoranda (Appendix r)ldentify ,prin, parcel size, topogxaphical andproximity requirements for targeted employment types.

Land Need f OAR 660-024-004,01

(1) A locolgovernment may review ond amend the lJ6B in considerotion ofone category ofland need (for example, housingneed) without a simultaneous review ond amendmentln consideration of other categories of land need (for example, employment need).
council F'lndings: This proposar is limited to emproyment rand need.

(s) The determination of Zo-yeor employment land need for an urban areo must comply withapplicable requirements of Goal g and OAR chapter 660, division 9, and must lnclude a

5 "Land Nct,d Establishment and change of urban growth boundaries shall be based on the following:(1) Demonstrated need to accommodate long range urban population, consistent with a 2o-)€ar affected localgovernments; and (2) Demonstrated neea toihousing, 
"rpioyrlni oiportunities, livability or uses such aspublic facilities' streets and. roads, schools, parks or open space, or any combination of the need categories in thissubsection (2).ln determining need, local government may specifl, chara6enstlcs, such as parcel size, topographyor proximity' necessary for land to be suita-ble fcr an identified n".a. p.i* to expanding an urban growth

|nlnt13'iff:|il#fl;ffig9;;;te-that needs ..;;;;;;;;abry be...oi,,oa.t"J in rana arready
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1

j

determination of the need for o short'term supply of tand for employmenf uses consistentwith OAR 660_009_0025.

council Findings: Tlre scappoose EoA (Johnson Reid, January zoll)complies with theapplicable requirements of Goal 9 and its administatiu, *i., as documented in the EoA itselfand in the Goal g findings above' The determination of short-term need and long-term need arediscussed in the oAR 660-009-0025 findings, As documented in Goal g findings, the scappooseEoA identifies a long-term employnent needof about 393 suitable acres; the EoA identifies an

tritffif-acre 
need for airport related facilities such as u ftrntiur airport runway extension

The employment proiection in the scappoose EoA serves as partof the justification for thecity's determination of the number orrit , and required characteristics needed to maintain andatfract targeted employment opportunities. However, scappoose used a ,.site 
needs approach,,,based on Johnson Reid's r*prrtir., to deternrine n, nu,ni", of sites and their requiredcharacteristics - as called for in ORS lg7.7l2(2)(c)6 and the Goat 9 Rule.

The Scappoose EOA recommends capitalizing on the community,s comparative advantages toprovide the opportunity for employment growth:

The ciry has maintained exceptional Fowth during the last six years and arthough some of thut gowttr hrs:fff,*l i:#3;,ff #:1tr"f jrr 
-"*-"*'; 

il''#h,"u",",t",,i"o i"r".ui" counry

,ffiiH{'j:ffff'.'l*::yr to its distinct location, which offers both close proximity to portland and
Longviewr";dil::#:',',","Afi:i;H?[,;i:,;""*,HJ,",'***Tjlf 

.U:*,nnwhich is o<pected to be the ntrt erpansiontry 
"irport 

as portland rnir-urlonur Arrport (pDX) and the Hillsboroairport confront both congestion and residentiar encroachment,

\

6'797'7L2 *'* the Legislative-Assembly finds and declares that, in carrying out statewide comprehensirae rand useplanning' the provision of aoequate 
"p*i""n'"r for avariety 

"r 
J."i"ii. activities throughout the state is vitarto the health, welfare 

11g31osperity 
*'allir,u peopru ot,n*{ri",ili,ii *re aaoption of new goats or rutes, orthe application' interpretation or amendmeniJt enisting goars or rr"r,ir,u Land conservation-and Deveropmentcommission shall implement atl of the ;ii;;6, (a) coiriret enrr"" p]"", shat incrude an anarysis of thecommunity's economic patterns, potentialities, itrengtls ana ueficienlti as *ny relate to state and nationaltrends' (b) comprehensive plans stralt.on.rii pori.i"i .o".";;;;i'i"i.onon.,i. deveropment opportunities inthe community' (c) comprchenti'" pl"n, .ii tano use rcaul*ir* ,ilil p-"ra. for er reast'rn rdcquatclupdy of rhce of ruitrblc rlzc. typc!, lo".ti"nr rnd seriice rweb fo;haustriar end commertirt urrsconristGnt with plan policics' rol iltp."rrrnJue ptans ano lana usJre-gulations shat provide for compatibreuses on or near sites zoned for specific inorttri.l and commerci.i**. L] a.ity or county sha, deverop andadopt a public facilitv p-lan ficr ;tr ,riili;;; uLSn sr** ;;il;;;taining a popuration greater than 2,500persons' The public facility plan shall include rougrr cJst estima;;;#prb;i. projects needed to provide sewer,water and transportation for the land *", *ni"rpr.r.Jud 

in tt e corpliensive pran and rand use regurations.
i;lf;:[n?.ij financins p'oui'ion, oip,ioiic'tacirity pr"nr rr,"rr nit-#consiaerea rand use decistns.,
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Some firms will find the location,nsuitablo-lartiPdy 
ttre high+ech firms that r'guire seismicary stabreland' scappoose lies on deep gravel rcar, ioi*i,. * Ir wiil nor "il;rrr"* firms, But many othcr firm types#,iffiffiffi#mHff;;1;l;{m*ruffif" emprovers depards on it .uiii,y

: |,}ffffffi#st if amix of sizes is avaitabte, rurging from 30 ro 50 acres
. 

I"gut* shape, such as a square or rectangle. No environmental contamination. Relatively fiee ofwetlands. Industrially zaned

: Htrlffi [,il-*:r 30, arong an uncongesred road with no right tums

' Airport

l/ Etzt to mofl oommon

In o0rer words' the vasr r:ir"v of ore emprovmT]:lr:ytorr-.-reeardless 
of quariry rafing-es pubrished,is predominantly very small and unsuitable'# ti;'"urt r"iorry orinorr!,,ni"r rand deveropm€il rypes regardressof potential FAR realized on site' In sbor! t," ;; region racks rurg.-inauroi.l lots. Moreover, it seerns that

7 
See Metro,s report at

irj,fi ix',. ,!i:\ Fr,
Ji

t.8

4.0

0.9

4.9

t.05
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*:iH fl"iiffiil":'es 
which mav exacerbate Portland's lack of indusrial tand. rn the UGR rcpor! MeFo

"The sutrent employment demand by* and the anarysis of employment capacity within ttreUGB do not indicate a need to add land to the boundary ilt i"ir*"r or non-industriar purposes arthe regional level to meet statutory reguiremcnts to ensure sufficient capacity to support thcregion's forecasted employment at the Iow end of the aemano range. Howcver, the analysis doesshow a need for additionai capacity orougl invesrnents, [ri"y-"t u'go, or orpansions to supportthe high end of the dernand range-for non-ind'strial *prby*l"a Further analysis of prcferencesfor large lots and the surrent iivertory results, in a smari po*,i"r gap in the rand needed tosupport current preferences for rarge rot formats ror.inglu anj.uhi_tenant Lrssrs.,,

If the Meto area does not expand its uGB, the implication for scappoose is that there will besome spillover demand for large indusbial sites within the UGB, giving scappoose anopponunity to capture considerable spillover growth rro. ,r. portland meto area. Asscappoose is not part of Meho's jurisdiction, lut i, purt oile porttano regional economy, thecity is welt placed to provide tr,t rrrg. land types tlut tr,trt o has limited. other cities similarto Scappoose such as cornelius, porest Grove, wilsonville, and Gresham all have a Iimitedability to accommodate these large users because they rie within Metro,s uGB.
The council heard testimony questioning the EoA's projected employment grow,4 and askedfor more clarification on this issue. As explained in the rohnson Reid memorandum titled"clarification on Erements of the city's EoA,, (March r,2orr,Appendix 7.8):

An average annual employmort 8rowft ratc of 7.6Yowas pojected for the cify of scappoose. As astand-alone estimu-e, iqorins 9! ciry;t *gio-nul 
"ont"*t'rn-J 

*"iii 
"g"" 

t at this rate of growth wourd beimptarsibre ro assume. Th" piojoco* 
",r gr-19r; r$; ffi; of the ciry,s g*g.upti" positionwithin rhe portland-vanco""o'i*"ipJrra*."potitan 

stao?icafG, rprrasel .l

r The hoader regional ocoil)mv is orojSte{ to add crose to 500,000 jobs_over the n.,c twenty years,
H*h: 

ot*ia t,ooe iobs ;;drdt ililEo;;;iripro*, a t .7ro shareorregionar

r Meho' thc regional governmental agency that controls many of thejurisdictions within the oregonportion ofthe Portland-vancouverili-$iliru;il* 
anricipares a substantiar share(25o/o) of proiected 

1ew "tptoym.rt growrh wil rocate 
"i6tg:l_*:ucn $e.r "onro' 

primariryto satellite communities such o soppoor", North plains, Nr:w-uerg. The model assumed 25% willIocate outside of the Meto ;; b",+itr:"; r;;liii"yr"", r"regast in the EoA refle* s a7.v/o. to 9'5% share ofthc growth *r-.4 r" uu.pt"rJ''"*iiliirr," Metro uGB.r The forccast was not "artificially created', but derived through evaluation of the city,s cunent andpospecrive rore within the broadc,r regi*';;;;ril ilL"?ri"" of targaed indusries. Thenurnbers reflcct thc aspirational 
""i 

r.*o*ul" -ao"t"riuf,sga! o-fthe cig as dcveloped withthe rechnicar Advisorv c".riti"" iiafi;;;#;#'ilrioa of oubeach.
The council finds the employment growttr figures reasonable in light of local historicalgrowth tends' the regional context of the employment projection, and increased emproymentopportunities near the airport as a resurt of the propor"i u"cn opansion.
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lnvcntor,v pf Suitablc and Vacant EmploynUlnt Land [OAR 660-024-0050(1]J
(1) When evaluotlng or omending o UGB, o locol gov7rnment must inventory land inside the

UGB to determine whether there is adequate development capacity to occommodote 20-
yeor needs determined in OAR 6604.24-00410. For employment lond, the inventory must
include suitabte vocont ond developed land designated for industriot or other
employment use, ond must be conducted in accordance with OAR 660-009-A075.8

Council Findings: Appendix l.A Vacant and Redevelopeble Lands presents the suitable
lands data and map, The focus of this topographically suitablee lands analysis is vacant or
redevelopable land planned for Commercial or Industial use. This suitable lands analysis is a
summary of 'tacant" and:'develop€d" commercial and industrial lands as defined in the Goal 9

administrative rule. Io

The results are shown visually in Appendix l, Map 4 Suitable Employment Lands. As shown on
Tables I and 2, Winterbrook identified a total of l0 Industial tax lots comprising 153
topographically'suitable vacant and developed (redevelopable) acres, and l8 Commercial tax
lots comprising 3l topographically-suitable vacant and developed (redevelopable) acres,

Table 1: Industrial Vacant and Developed @edevelopable) Land Supply

Size Nnmber of Tar Lots Total Topo.Suitable Acres

I to 5 Acres 3 I
5 to 20 Acres 5 54

20 to 40 Acres I 30

40 Acres + I 60

Totals 10 153

I (A) "suitabte vacant and developed land' describes land for employment opportunities, and has the same meaning
as provided in OAR 660-009-0005(1) for "developed lard," section (LZ) tor "suitable,' and section (14) for "vacant
land." IOAR 660-024-010(8)]

t OAR 660-009-005(12) defines "suitable" as "serviceable land designated for industrial or other employment use that

- provides, or can be expected to provide the appropriate slte characteristics for the poposed use.'
10 OAR 660-009-005(14) defines Vacant Land as 'a lot or parcel: a) Egual to or larger than one half-acre not currently

containing permanent buildings or improvements; or b) Equal to or larger than five acres where less than one half-

acre is occupied by permanent buildings or lmprorements.'OAR 660-009-005(1) defines Developed Land as 'non-
vacant land that is llkely to be redeveloped during the planning period',
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Trble 2: snd Lend

Land lnventory and Re.spo'.se to Deficiency ,oAR 660-024^00501

lf the inventory demonstratesthat the development capacity of land inside the IJ6B isi na de qu ate to a ccom mod ate the estimoted 2&yeor needsdetermtned under OAR 6GO-024-0A40, the local government must amend the plan to sotisfy the need deficiency, either byi nc reasi ng th e d eve lopm ent capocity of land already inside the city or by expanding the UGB,or both, and in accordonce with ORS 192.296 where applicable. prtor to exponding the U6B,a localgovernment mustdemonstrote thot the estimqted needs cannot reosonobly beaccommodated on land already instde the UGB, lf the locat government determines there isa need to expand the IJGB, changes to the U6B must be determined by evaluotingalternotive boundary locations consistent with Goat 14 and OAR 660-024-0060.

rr Appendix 1.g supply figures remain

EOA, due to internal i

accurate, However, employment land dernand decreased by about 16 acres inthe January 2011 version of the nconsistencyand demand figures in these findings have been updated to reflect
conections reguested by
theJanuary2011 EOA.

Council. The supply

council Findings: The Goal 14 Rule requires that cities look first to employment rand withinthe existing UGB to meet identified employment needs. As discussed in the January 26, z0r0Advisory committee meeting, indicated inAppendix 1.A(yacott and Redevetoryeble Lands,winterbrook January 20 r 0), and described by Appendix r .g (E^pw*ent Land Need andSupply Summary,Winterbrook January zoroj,ii'-'""dr;;table acres) of the City,s long_tenn employment land needs can be rnet within the existing riig After accounting for suitabreland within the existing UGB, there is an unmet need for:
c About 13 acres forlighway commercial and office uses;o ThLree large industrial sites jtrvo 5Gr acre sites and one 3Gf acre site);o About 4r acres for smailer industiar sites of2-r0 acres-in size; ando An airport runway extension and hangar facirities rrl""t go acres).

Size Number of Lots Total Topo-suitable Acres
I to 5 Acres .15

t4
5 to 20 Acres 3 t7
20 to 50 Acres 0 0

50 Acres * 0 0

Totele 18 31
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The following summary reflects the January 201I updates to the EOA. This information explains
how tbe gross suitable acreage need identified in the Scappoose EOA categories (comrnercial
retzil /offtce / lodging, industrial, public) will b€ accommodated on vacant and redevelopable
ernployment lands within and immediately outside the scappoose uGB,

Commercial (Lrnd Need - t04 Acres). Afier accounting for existing vacant (24 acres) and
redevelopable (7 acres) commercial land within the UGB, there is an wunet need for about
73 acres, This deficit can be met in the following ways:

a. Mixed Use Employment (office, service, limited retail in a Business Park setting) -
approximately 50 acres within the existing UGB, in the Airpog Busiless Pprk (ABp)
overlay zong as shown on Figure 17.74,1 within Attachment D.

b. Lodging (including lodging-related commercial) - approximately 5 acres within
the current PUA zone.

c' Intensification of Eristing Commercial land uses - approximately 5 acres of the
need for commercial land will be met throqeh further inlensification of existing
developed area.s.

d. Eighway Commercial / Office - approximately 13 ecres for a retail auto-oriented
cornmergial area outside the UGB with dlrect access to US 30. As part ofthis action,
5 net acres along Old Portland Road are proposed to be added to the UGB with a
Comrnercial plan designation, leaving 8 net acres for future allocation,

AirDort Relatqg U$es (Need = 144 Acres). Additional land is needed and should be
reserved specifically for airport-related employment and semi-public uses adjacent to the
airport

a. Airport Industrial Park (business park employment uses that require access to
airport runway via taniways) - approximately 5J acres, in the Air 4 Indu
(AIP) overlay,within the existing uGB, as shown on Figure 17.74.1within
Attachment D.

b. Runway Reserve (south of existing runway) - approxirnatel.y 50 contiguous acres
outside the UGB.

c. Hangar Reserve (requested by the port of st. Helens east of runway) -
approximately 40 contigruous acres outside the UGB,

Industrlal (Need = 215 Acres).Industrial Need is identiffed as 130 Acres for Medium
and Large Sites (one 30 end two S0-acre sites), and 85 acres for Small Sites (typlcally -7
acres) located on relatively poor quality rgricultural soils.

a' SmaII site industr:ial need: the existing UGB has about 153 vacant suitable industrial
acres. Some 104 acres are proposed for rnixed and airport-related uses in the pUA
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zone (see above), leaving 49 vacant suitable industrial acres within the uGB forsmall-site industrial uses. There is a deficit of about 36 acres (g5 acre need less 49acre supply) for small site industial uses that can be met on approximately 5-6 smallsites outside the uGB. comprehensive plan policies call for clusterlng of industrialemproyment opportunides adJacent to existing industriat rre$.b' Regionrl Largesite Iudustrial (approximatetyi targ, sites are needed toaccommodate uses that require sites of 30 to 50 acres) _ @30-acre site and two SO_acre sit€q) outside the UGB.

Insdtudonal (Need = 20 acres). portland Community College _@
outside the UGB are needed.

Table 3 below compaxes employment site need and the suppry ofvacant and redevelopableemployment land within the existing Scappoose UGB.

Table 3: Total unmet Employment Need = 294 suitable Acres with Required siteCharacteristics

LAIVD USE IDENTIFIED
NEED

SUPPLYINSIDE
UGB

TE
TO II{EET IYEED UNMET NEED

Office/
Retril /

Lodging

l(X Acres

3l Acres
Commercial
5 Acres PUA

5 Acres Comrnercial
Intensification

50 Acres Airport
Business Part

(Annl

13 Acrec Hlghwey
CommerchVOffice

Alrport
Relrted 144 Acrer 0 Acres

54 Acres Airport
IndusrialPark

50

40 Acrec

Indurbiel 215 Acres

20

44 Acrvsafter
ABP (-50) and

ArP (-54)

Acres

0 Acres

0

171 Acrer:
Large Sites = 130 Acres
(two@50+sns@391
Small Sites = 4l Icres

0

-

Totd _ 4E3 Acree 85 04

Table 3 shows that scappoose needs 483 suitable acres in a variety of site sizes over the next 20years. scappoose is using both options to meet identified employment land needs:

r The city is relying on land within the uGB to accommodate lg9 acres of identified landneed' vacant and redevelopable land (as defined in the Goal 9 rule) within the uGB to



meet the need for 184 acres; in addition, the City is assuming that another 5 acres of need
will be met through intensification of land uses in the downtown ara.l2
After accounting for redevelopment and intensification of employment land within the
uGB, it was determined that UGB expansion is required to meet the rcmaining
employment-based need for 294 suitable acres.

The Council heard extensive testimony regarding unsuitability of retail commercial near the
airport. This concern was based on the "Airport Business Park" (ABP) overlay zone, and
allocation of some commercial employment to that overlay zone. However, retail commerciat
uses are highly limited in the ABP zone - only retail uses 5,000 square feet or smaller are
permitted outright, with a maximum size of 20,000 square feet as a conditional use. The only
retail commercial anticipated in this area would serve local employees (e.g., a snack shop). The
commercial employment uses anticipated in this area are typical of business parks - primarily
office and service uses compatible with and supportive of light industrial. These are uses that
don't require high visibility as they are not dependent on athacting drive-by customers. All of the
retail commercial acreage determined to be needed by the EOA was allocated to existing
commercial areas along Highway 30, or wittrin the proposed commercial expansion area to the
southwest (also along Highway 30).

The Council heard concerns that the proposed overlay zones would allow uses that would be
detimental to the airport. However, the Port of St. Helens and the Federal Aviation
Administation have reviewed the overlay zones and informed the City through the UGB
amendment process that they are comfortable with them (Appendix 6..4).

During the public hearings stage it was brought to the City's attention that there are tlree parcels
fronting Highway 30 near its intersection with Gilmore Road where a portion of each parcel lies
within the Urban Growth Boundary and a portion of each parcel Iies outside the UGB.
Testimony was received at City Council hearings from the owner of one of these parcels (at the
corner of Gilmore Road ard Higfiway 30), wtro stated that the UGB ran through his parcel, witft
the eastern portion of the properfy inside the UGB and the western portion outside the UGB. The
adjoining two parcels to the north are also divided by the UGB.

According to a letter from Columbia Cormty (Appendix 6F), the County identified all three of
the above parcels as exception lands (due to their previous commitnent to commerciat uses)
when the County Comprehensive Plan was adopted n 1971.l3 Further research indicates that
the County Assessor assigned two separate tax lot numbers to each of the three parcels due to
their locations shaddling adjoining ta>( maps. The entirety of these three parcels could have been

u The Advisory Committee also recommended holding any excess employment need in roserve rather than
__ expanding the UGB to include the northwest exception area.
13 

As a resull, Council could add these parcels in full to the uGB without taking an exception to resource use.

o
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included in the UGB when the city amended it in 1992 toincrude the eastern portion of theseparcels' The city concludes that the assigrunent of murtipre tax rot numbers and the division ofthese parcels onto two maps fot assessment purposes led to an oversight when the city amended

$L"ff"f 
it had been assumed that the parcel boundaries coincided wirh the rax map

A current assessmentof these three parcels for the pqposes of an industial and commerciallands inventory reveals that the porti'ons both withi; and outside the uGB are alreaJy developedwith commercial uses' They are served by urban levels of utilities and services. As a resulLincluding the portions of these parcels presently outside the UGB within the uGB wourd have nonet effect on the Z}'yeat land supply. In other words, they would not satisry an identified needfor employment hni' Although 
'r,. 

*"r*- 
-ryrtions 

of the parcels are not capabre of satis$ing aportion of the 20-year land need, from a land development anJ emcient urbanization perspectiveit doesn't make sense to excrude the western portion of these parcers arom the uGB.

The council desires t3 recti& this inegularity by amend.ing the uGB to include the entirety ofthese parcels within the uGB. thi, actln would remedy piior oversights and wourd provideuniforrnity to allow for application of efficient and rogisar'deveropment standards as use of theparcels evolves in the future.

Appricatinn'f Errrproynrcnr Dcsignations [oAR 660-a24-o050(6)J
when land is added to the uGB, the local government must cissign appropriate urban plandesignations to the added land, consistent with the need determination. The locatgovernment must also opply opproprtote zoning to the odded tdnd consistent with the plandesignation or moy mointaln the land os urbanizobte tand untit the lond ls rezoned for theplanned urbon uses, either by retoinlng the zoning that wos assigned prior to inclusion in theboundory or by opplying other interim zoning that mointoins the land,s potentialfor plonnedurban development' The requirements of oRS 197.296 regordrng plonning ond zoning alsooppry when rocar governments specifled in that statute oia hna to the L.GB.

council Findings: A new "Airport Emproyment,,plan designation and imprementing puAbase zone' with three overlay zones are proposed for land n *Ih, airport (Attachments c andD)' This designation and zones reference the scappoose EoA to determine perrnittedemployment uses and to ensure retention of largelot sizes on land added to the uGB.
r These overray 

"o1:r 
wilr not be appried until oDorhas approved a hansportationimpact study to-address TpR ,"quirr."nts (Appendix 6.c-6.E). In the meantime, the landwill be held in the existing Exclusive rarm use rgFL| zone which prohibits urbandevelopment and land divisions.
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. The overlay zones require approval of a master development plan prior to development
approval, The master plan must show a connecting north-sotrth collector sbeet, how road
and taxiway aecess will be provided, and how large lots will be retained as called for in
the EOA and by plan policies.

o Otak prepared a Land Use Concept Plan (Appendix 5) to show how large and smaller site
industrial needs can be met on this site, where the airport runway could be extended as
requested by the Port the location of internal roads and taxiways, and where an
institutional site (for Portland Community College) may be provided. Finally, the concept
plan also shows a recreational staging area requested by the Advisory Committee.

ORS 197.296 does not apply to Scappoose becawe the City has a population below 25,000 and
is outside the Portland UGB.

B<rurrdary Location Altcrnatirrcs Arralysis [oAR 660-024-00601
Goal 14 includes requirements for conducting an alternatives analysis to determine where UGBs
can be expanded. However, Goal 9 requires local governments to identiff the site characteristics
(size, topography and proximity) required by targeted employment types.Recognizing the
importance ofproviding employment sites that meet identified site requirements, Goal l4 allows
local governments to specifr such needed site characteristics before exanining alternatives:

ln determining need, local government may specifl charocteristics, such as porcel size,
topogrophy or proximity, necessary for land to be suitoble for an identified need.

The Goal 14 rule has a similar provision:

Rcq u.ircd sitc suita bility charactcristics [oAR 660-02 4-006 0{5)J
lf a local government has speclfied chorocteristics such as parcel size, topogrophy, or
proximity that ore necessary for land to be suitobte for on identifted need, the local
government may limit its consideration to land that hos the specified charocteristics when it
conducts the boundory location alternotives onolysis ond oppties ORS Ig7.2gg.

OAR 660-0 24'0060(5)allows "specified characteristics necessary for an identified need,, to be
used in evaluating alternative areas. Accordingly, land that does not meet these siting
characteristics does not need to be evaluated in the analysis.

As described in the EOA and the Scappoose Comprehensive Plan, all targeted employment uses
require the following site characteristics:

(l) Topography: sites must be

a. Flat (< l0% slope)
b. suitable (free of weflands, floodplains and riparian conshaints)
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(2) Proximity: employment sites must have direct access to an existing or planned collector
street wiorout driving through established or planned residential areas 

-

(3) Site size and configuration: site must be largi enough and appropriatety shaped to
accommodate efficientry planned rarge site users and aeveloimeit types

(4) compatibility (industrial): sites must not abut urban residential areas on more than one
side and must include sufficient lan4 natural or artificial features to provide effectivebuffers, and must be crustered with other indusbial land uses.

(5) serviceability: sites must be serviceable in the short- to intermediate-term (within 5-10years) with tansportation, sanitary sower, water, and storm drainage facilities. Electric
service is an important consideration for many targeted industrial firms.

In addition to the general requirements:

l) Airport-related uses requiring nrnway access must be adjacent to the airport; and2) Highway commercial areas must have access within %mile"rtrrc nigiinuy *a u.visible from the Highway.

In presenting alternatives to the Advisory conmittee, Planning commission, and city council,winterbrook Planning first identified required site characteristics of targeted employment types,and then applied these characteristics systematically to each priority category of land prescribedby oRS t97.299.

Boundary Locotlon
The locotion ofthe urban growth boundary and changes to the boundary shall be
determined by evaluoting alternative boundory locotions consistent with oRS rg7.29g andwith considerotion of the foltowing foctors: (1) Efficient occommodation of identified tond
needs; (2) orderly ond economic provision of public focitities ond seruices; (3) comporative
environmentol, energy, economic ond social conseguences; and (4) Compotibitity of the
Proposed urbon uses with nearby ogricuttural and forest activities occurring on farm ond
forest land outside the |JGB.

Again, the Goal 14 rule makes it clear that ORS lg1.Zgg
expansion must be considered fust in this process. To errallFland for consistency with oRS197 '298 Priorities and Goat 14 location factors, winterbrook planning considered four studyareas outside the existing scappoose uGB, As shown in Appendix 2, on Maps r _3 and 5_6,winterbrook looked at lands within a mile of the existing ubn, in every direction.ra These landswere broken into four sfudy areas:

. Study Area I - Northwest

. Study Area 2 - Nonheast

" 9no within and beyond the Murtnomah channel and corumbia Riverwas not included in the study areas.
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study Arer I - Northwestof the existing uGB, bounded on the soutlwest by scappoose-vernoniaHighway, and on the east by.Highlwro stuoy aou I contains a small (l I acres)unconstained (by slopes or floodplain)_residential 
"*r"prion 

(non-farm and non-forest) area atthe intersection of wikstrom Road and Highway 30, as irti., some rarge, flat, unconshainedresource (farm and forest) areas.'As shov,,n in Appendix 2,Map5, the rarge, unconshainedresource are:ls are predominantly Class II farmtand.

study Area 2 - Northeost of the existing uGB, bounded on the west by Highway 30, and on thesouth by crown zellerbachRoad. study Area|contains some residential and industrialexception arcw (77 acres) adjacent to the airport, and rarge, unconstrained (by sropes orfloodplain) reso'rce areas extending from the existing u6n approximatery yz-3/q mirestotheJackson creek floodplain' The resource areas have predominantly class III soils adjacent to theexisting uGB, with some areas of ctass II near the iackson creet froodplain.

study Area 3 - southeastof the existing uGB, bounded on the north by crown zellerbachRoad and the west by Highway 30' studyarea 3 contain, t*g., flat, unconstained (by sropes orfloodplain) resource aleas near Highway 30, extending upp.;* atery %mile east of Highway30 to the Jackson creek floodprain. Beyond the floodprain are additionar targe, flat,unconstrained resource areas' Resource areas near Highway 30 and adjacent to the uGB are

l;fi:ttt*oy 
class tr soils' Resource areas east of ttre floldptain are a mix of class II and III

study Area 4 - Sorn-lwestof the existing uGB, bounded on the east by Highway 30 and thenorth by scappoose-vernonia Highway' ituoy Arca 4consists ofpredominantly constrained(sloped) residential exception and resource areas. unconshained areas incrude a sma' residentiarexception area (18 suitable acres) south of the existing UGB.

within each of these four study areas winterbrook proceeded to classi$ lard based on oRS197.298 Priorities, as follows:

o Sfudy Area 3 - Soatheast
. Study Area 4 _ Southwest

The following areas have been described and mapped as indicated berow:

Exception Areas

024-0060(1) rhrougtr (4)l

a

o

a

Lower value (Higher Priority) Agricultural Land - with predominantly class III soilsHigher value (Lower Prioritv) Agricult'rar runi - *itr,;;;;inantry crass II soils

(1) when considering a IIGB amendment, a locolgovernment must determine whtch tand tuodd by evaluating afternotive boundary locotions. This determination must be consistent
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with the priorlty of land specified in ORS 197.298 and the boundory location foctors of
Goal74, as follows:

(o) Beginning with the highest priority of lond ovoilable, a locol government must determine

which lond in that priority is suitable to accommodate the need deficiency determined
under OAR 660e24-ooso.

Highcst Priority: Suitable Exccption Arcas
Council F'indings: In Scappoose's situatio& the fust pnority for meeting identified
employment needs outside the UGB is land within "exception areas."

As shown in Appendix Z,Map 5: Exception Areas, rural residential exception (non-farm and
non-forest) land is found to the west, northeast, northwest, southwest of Scappoose.15 Eowever,
most of the erception areas do not have the site characteristics required by employment
idendlied in the Scappoose EOA.

Appendix 2,Map 6: UGB Expansion Alternatives shows exoeption areas that are potentially
suitable for meeting identified highway commercial needs'(in the case of Study Areas I -
Northwest and 4 - Southwest) and industial needs (in the case of Study Area 2 - Northeast).

The bullet points below includes a summary of exception area parcels that meet identified site
suitability requirements for highway commercial (slopes of lQ% or less within a quarter mile of
Highway 30) and for industrial (slopes of 10% or less, with access to a collector street,.that do
not abut established residential neighborhoods, with parcels of 5 acres or greater, on relatively
low value agricultural soils).

I I Suitable Acres (3 parcels)

56 Suitable Acres (5 parcels)

0 Suitable Acres

15 Suitable Acres (all or part of 12 parcels)

The Advisory Committee recommended including suitable parcels adjacent to the UGB in the
Northeast (56 acres for industrial use) and Southwest (15 acres for highway commercial and
offtce use) study areas. However, the Advisory Committee recommended against inclusion of
otherwise suitable exce,ption parcels in the Northwest Area (l I aoes). Rather than including 1 I
acres in the Northwest Exception Area to meet identified highway commercial needs, the
Advisory Committee recommended holding 12 needed commercial acres in reserve to justiff re-

t5 Of note, rural residential lands were originally zoned for rural residential use due to existing development patterns
that made the land unsuitable for commercial agricultural or forestry use. They are generally characterized by
small lots (relative to the resource-zoned lands), developed residential investment (houses, garages, driveways,
roadways, etc), and multiPle individual owners, Commercial land uses command higher land prices and therefore
can afford to purchase and redevelop smaller, developed lots along Highway 30. However, industrial land uses
require larger parcels (where the average parcel size is five acre or larger) to meet site suitability requirements.

o Study Ares I - Northwes, Commcrclsl=
r Study Area 2 - Northeust Industrblz
o Study Area 3 - Southcast:
o Study Area 4 - Southwest Commercial:
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1

l

r

l

designation of land within the existing uGB - in conjunction with a residential land needsassessment - in the future.

In recognition of the existing location of the Fairview cemetery between old portland Road andHigbway 30 in the southwest area, staffproposed that this land receive the public Landsdesignation on the comprehensive PIan map (the site had already been deemed not suitable forcommercial development).

The Planning commission and city council heard testimony from property owners west of oldPortland Road (study Area4) indicating they did not want to come into the uGB. The planningcommission recommended reducing ttre ucg expansion in the southwest area - proposinginclusion of only the cemetery and ! net commercial acres between old portland Road andHighway 30' AII of the exception lands in_study Area 2 were proposed for inclusion to meetindushial needs' rne !i9 council adopted the Planning comiission recomrnendation for uGBexpansion areas and added the Gilmore Road area as discussed pr"ni;t.;;--"*-
(b) lf the amount of suitabte land in the first priority category exceeds the omount necessoryto sotisfy the need deficiency, o locol government mui oppty the locotlon faeors of Goat74 to choose which tond in that priority to incrude in the 

'JGB.consideration of GoaI l4 Iocation factors for deciding wtrich highest priority exception areas toinclude within the uGB foilows the discussion of oRs rgl.zggpriorities.
(c) lf the amount of suitobte lond in the first priority category is not adequate to sotisfy theidentified need deficief,w, o local government must determine which land in the nextpriority is suitobte to occommodote the remoining need, ond proceed using the somemethod specified in subsections (a) and (b) of this section untit the tond need tsaccommodoted.

Council Findings: After accounting for the capacity of the UGB and nearbyexception areas to accommodate identified commercial
existing

employment site needs, the AdvisoryCommittee next considered the next ORS 197.299priority - relati vely low value agriculturalland that meets identified industial site requirements. fn the Scappoose area, the lowest valuesoils that also meet identified lndustrial site requlrements, are Class III agricultural soils.Class IV soils and worse are associated with steeper slopes or are located within the 100_yearfloodplain.rT

16 Revisions to the EoA during the city council hearings process resurted in a 16-acre reduction in commercial land
17 As shown in Appendix 3, Map 1: Sor? Closset scappoose is sunounded by soils of Classes I-IV, and VI (a lower soilclass number indicates higher agricultural capability - and therefore a lower priority frrr inclusion within a UGB).The Class I-III soils ire generally found to the northwest east, and southeast of Scappoose, while the lower
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Industial land uses require large, flat, undeveloped parcels with access to a collector steet; such
sites are not available in highly-parcelized exception areas or the lowest capability Class IV-VI
soils because these lands are too steep. Except for the Northeast Exception Area which has larger
rural residential parcels, the highest priority for industrial uses is resource land with Class III
soils. The only area wlth predornlngnfly Class III agricultural soils edJrcent to the exlsting
UGB is found in the Northeast study rrea - immediately east of the Sceppoose Airport.
Industrial development in this area is advantageous from a transportation perspective, as
documented in Appendix 4, Transportation Sndies.The Advisory Committee and planning
Commission, therefore, recorlmended that industial land needs should be met immediately east
of the Arport. The Council concurred with the recommendations and included lands east of the
airport to meet industrial land needs.

The Advisory Committee and Planning Commission reluctantly recommended against inclusion
of land in the Southeast study area, solely because this area has predominantly higher value (and
lower priority) Class II agricultural soils adjacent to the existing UGB and Highway 30. The
Advisory Committee's recommendation recognized that inclusion of the western portion of the
Southeast study area would have allowed a north-south collector to oonnect Havlik Road with
Johnson's Landing Road, thus relieving some traffic congestion on Highway 30. However, the
priorities set forth in oRS 197.298 do not permit the City to take zuch needs into consideration"
especially when other sites of a higher priority possess similar on better site charaoteristics. The
city council concurred with the plarrning commission recommendation.

UGB Adiustn)cllt to Mirrinrizc Inrpact on Highcr Valuc Class II Agricultural Soils
The Advisory Committee had several lengthy discussions about the importance of oRS LgT.Zgg
Priorities, and the fact that some lower priority, Class II agricultrual soils were included in
Appendix 5,the Scappoose Aitport Land (Jse Concept Plan (Concept Plan) prepared by Otak.
As a result of this discussio4 the proposed uGB was re-aligned to the west of where it had been
shown on a previous draft Concept Plan to avoid about 29 aoresof Class II soils east of the
airport near the Jackson Creek floodplain.

The UGB in this location is determined by the collestor connecting road, which now heads
directly north - rather than, as originally planned, arcing to the northwest to maximize land use
efficiency. This UGB adustment reduced the proposed amount of higher value (but lower

capability IV and vl soils are found to the west and southwest However, the EoA determined that employment
land should be relatively flat and outside the floodplain. As shown in Appendix 3, Map 2: Slopes, and soils, class
IV and VI soils to the west and southwest of scappoose are associated with sloped areas that are unsuitable for
employrnent As shown in Appendix 3, MaP 3; Floodplain, slopes and Soils, floodplain olerlaps with some class III
soils to the northwest, west and east of Scappoose and with the only relatively flat Class IV soils in the area - to
the north of Scappoose.
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priority) class II soils from 70 to 4l acres. The Planning commission continued to recommend
the revised alignmen! and the city council adopted trrJrranning commission recommendation.

The council's Northeast uGB expansion area includes the following acreage by priority class:

o 77 gross acres in exception areas (highest priority)

o 236 gross resoruce acres with crass III soirs (medium priority)

o 4l gross resource acres with Class II soils (lowest priority)

(d) Notwlthstanding subsectton (a) to (c) of this sectlon, a rocal government may consider
lond of lower priority as specified in ORS 1g7,2gg(3).

(e) For purposes of this rule, the determination of sultobte land to accommodate land needs
must include consideration of any suitabitity chorocteristis specified under section (s) of
this rule, as well os other provisions of taw applicobte in determining whether land is
buildable or suitable,

\ :iyllJlainss: This exception to oRS 197.298 Priorities mirrors the text of Goal t4 andi oAR 660-009-00s0(5):

lf a local government hos specified characteristics such as parcel size, topography, orproximity that are necessory for land to be suitable for an identified nee:d, the local
government may limit its consideratlon to land that hos the specifted characteristics when itconduds the boundory location alternatives analysis and applies oils lgz.2gg.

since the scappoose EoA and these findings specify characteristics necessary for land to besuitable for employment, the proposal to include iniusHal land east of the scappoore Airportthat has lower-varue, crass III soils, is also ailowed by this exception.

(4) rn determining arternotive rand for evaruation under o*s 7g7.2gg, ,,rand 
adJacent to theuGB" is not limited to those lots or porcels that abut the uGB, but also includes lond in

the vicinlty of the UGB thdt has a reasonobte potential to satisfy the identified need
deficiency.

council Findings: This proposal considered all nearby (within a quartermile of the uGB)exception ar€as that meet identified emproyment site requirements.
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Altcrnativcs Analysis OAR 660-02+-A060(3) ancl (6)
(1) The boundory locotion factors of 6oal 74 ore not independent criterio. When the factors

ore opplied to compore olternotive boundory locationts and to determine the IJGB
location, o local government must show that alt the factors were considered and
bolanced.

Council lrindlngs: The findings below consider and balance each of the Goal 14 location
criteria - first within exception areas and then within the only area with relatively high priority
Class [[I agricultural soils.

(6) The adopted findings for IJGB adoption or omendment must describe or mop att of the
alternative oreos evoluated tn the boundory locotion olternotives analysis, lf the anotysis
involves more thon one parcel or orea within o particular priority cotegory tn ORS lg7.2gg
foir which circumstonces ore the same, these parcels or areos may be considered ond
evaluated as a slngle group,

Council Itindlngs: These findings describe and map two sets of UGB expansion study areas:

e frst, four general study areas within a mile of the existing uGB; and
r second, subareas based on ORS 197.298 priority categories (exception areas, resource

areas with relatively poor soils, and resource areas with relatively good soils) that meet
identifi ed employment siting requirements.

Goal 14 Locational Factor'.s

(1) Efficient occommodotion of identified land needs; (2) orderly ond economic provision of
puhlic facilities ond serulces; (3) Comparotive environmentol, energy, economic ond sociol
conseguences; and (4) Compotibility of the proposed urban uses with neorby agricultural
ond forest activities occurring on form and forest land outside the lJ6B.,

GQal 14 Location Factor 1r Efficient accommodation of identified .land needs
Erception Area Alternatives: Appendix Z,Map 6: UGB ExparcionAlternativesshows three
suitable employment areas (areas that meet site suitability criteria) in rural exception areas:

o study Area 1 - the Northwest Exception Area adjacent to Highway 30
t Study Atea 2 - the Northeast Exception Areas ( I -3) adjacent to the Airport
t Study Area 4 - the Southwest Exception Areas (l -3) adjacent to Highway 30 and

Portland Road

Generally speaking, effrcient urban growth extends from the center outwards in concentic
circles. All three exception area sites are contiguous to the UGB. However, the Nortlwest and
Southwest Exception Areas extend in a linear fashion along the west side of Highway 30, Both
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the Norttrwest and Southwest Exception Areas, if included within the UGB, would have nral
land across Highway 30 to the easl

This linear fonn is relatively inefficient when oompared with the inclwion of the Northeast
Exception areas, which generally extend eastward from the airport runway and northward from
the existing UGB. To minimize this linear form, and recognizing that most commuter traffic will
come from the Portland area to the south, the Advisory Committee recommended against
inclusion of the Norttrwest Exoeption Area adjacent to Highway 30. The Planning Commission
continued to recommend against expansion of commercial to the northwesf and the City Council
concurred with the Planning Commission reoommendation.

Lower Value Resource Lend Alternative: Appendix 2,Map 6: UGB Expansion Alternatives
shows the Northeast Resource Site. This is the only potential UGB expansion area with Class III
soils adjacent to the UGB in a larger area with predominanfly Class III soils.rE When combined
with the Class III resouroe land to the east (also in Study Area2), the industrial land added to the
UGB "fills in" the area north of the existing UGB norttr of Crown ZellerbaahRoad.

Location Factor I Conclusion: On a compardive basis, inclusion of a combination of exception
and resource land in the Northeast Study Area is more efficient than inolusion of exception area
land along Highway 30.

Goal 14-Location Factor 2: Orderly and econpmic frrovision of public facjlities and
scrv_iccsr IOAR 660-024-006(t(7) ansl (t]]l
(7) For purposes of 6oo1 74 Boundory Location Factor 2, 'public facilities and services,'

means wdter, sanitary sewer, storm woter management, and transportatlon focitities.

(8) The 6oal 74 boundary locotion determlnation requires evaluation and comparison of the
relative costs, advontages and disadvantages of olternotive IJGB exponsion areas with
respect to the provision of public facilities ond services needed to urbanize alternative
boundary locations. This evaluation and comparison must be conducted in coordination
with service providers, including the Oregon Department of Transportation with regard
to impacts on the stste transportation system. "Coordinotion" includes timely notice to
seruice providers ond the considemtion of evaluation methodologles recommended by
seruice providers. The evaluation ond comporison must include: (a)The impacts to
existing water, sanitary sewen storm water ond transportotion focilities that serve
neorby oreas alreody lnside the IJGB; (b) The capacity of existing pubtic facilities and
serulces to serue areos alreedy inside the IJGB as well as oreds proposed for oddltion to
the IJGB; and (c) The need for new transportation facilities, such as highwoys ond other

t8 Study Areas 1 and 3 and have suitable industrial sites; however, both of these areas have Class II soils abutting the
UGB in a larger area of predominantly Class II soils, An inegularly-shaped Clars III area of approximately 30 acres
touches the UGB in two locations in StudyArea 3; however, rnost of this area is indicated as wetlands in the
scappoose L\M. study Area 4 has no suitable employment sites on resource land.
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roodways. interchanges, arteriols and collectors, additiondl travel lanes, other major
improvements on existing roadways and, for urban areas of 25,000 or more, the
provision of public tronsit service.

Appendices 3, UGB Infrastructure Report and 4, Transportation Studiesexamine the City's
existing sanitary sewer' water, stonn drainage and transportation master plans and systems and
identiS projects necessary to serve the existing UGB and potential expansion alternatives. Drafts
of these documents were reviewed by the Advisory Committee, which included City,,n Corrnty, 

-

Port District and ODOT representatives.

t Appendix3 UGB Infrasttucture Report summarizes public facilities information from
existing master plans and identifies new projects that will be needed to serve land within
the existing UGB. Appendix 3 also identifies new facilities projects in Study Areas 2 and
4 that will be required to serve proposed UGB expansion areas that meet site suitability
requirements identified in the Soappoose EOA.

' 
'Appendix 4.A Scappoose UGB Alternatives Transportation Analysis considers the
relative tansportation impacts of UGB expansion, based on four evaluation factors, for
each of the four study arcas. Study Area2 (Northeast) received the highest tranqportation
ranking, in large part because existing hansportation infrasfucture followed by Study
Areas 3 (southeast). Study Areas 1 and 4 ranked the lowest.

o Appendix 4.8 Scappoose IJGB Exparcion Transportation Impacts describes new
facilities projects that will be required to serve UGB expansion altematives in Study
Areas 2 and 4 that meet site suitability requirements identified in the Scappoose EOA.

Excepfion Area Nternatives: Appendices 3 and 4 identifi projects necessary to serve suitable
land in each of the exception areas in Study Areas 2 (Nortbeast adjacent to the airport) and 4
(Southwest along Highway 30). Apeendix 3 concludes that it is feasible to serve these exception
area sites, but infrastructure extensions not presenfly within the City's system devetopment'ptan
or capital improvements plan, including a sanitary sewer pr.rmp station, would be needed to serye
the Southwest Exception Area. Public facilities will need to be provided to intervening lands
before it becomes affordable to serve these relatively small exception areas.

Lower Value Resource Land Altenrative: Providing sewer, water and storm drainage
facilities eficiently to the Northeast Exception Area depends on the phased development of the
Northeast Resource Area - including conskuction of a north-south connecting road and relarcd
sewer' water, stotm drainage and airport facilities. Appendix 3 includes a public facilities
phasing Progxam. Appendix 4.A notes that construction of the nortb-south connection between
Crown Zellerbach Road and Moore and North Honeyman Roads would reduce taffrc congestion
along Highway 30.

tt 
The City is responsible for the provision of sanitary sewer, water, storm drainage and local street facilities.
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Location Factor 2 Conclusion: Based on public facilities and transportation studies included in

Appendices 3 and 4, it is feasible to provide sanitary sewer, water, storm drainage and

tansportation faculties to suitable UGB expansion areas shown in Appendix 2,Map 6: UGB

Expansion Alternatives, On a comparative per acre cost basis, it is less cosfly to extend public
facilities and services to the Northeast Area Industrial Expansion Area than to the much smaller
are more distant Southwest and Northwest Commercial Expansion Areas.In part because of the

high cost of extending public facilities and services to the Northwest, the Advisory Committee
rccommended against inclusion of this area within the UGB.

Goal 14 Lecatio_n Factor 3: Comparative econo.mic, sogial. envi.ronmental and
cnersv com;eq[rcnccs:

Exception Area Altematives: The findings immediately below are limited to the comparative
ESEE consequences of including zuitable (highest priority) exception areas in Study Areas l, 2
and 4.

r Economic Consequences: The economic consequences of including all of these areas

will be positive, because their inclusion wiII provide suitable employment land as called
for in the Scappoose EOA. However, the cost of providing public facilities and services

to the Northwest and Southwest areas will be relatively high (on a per acr€ basis),

compared with the Northeast Area. However, it should be noted that some of the

ffiastructure upgrades that could serve the Southwest area would also serve properties

currently within the UGB but beyond the City's current sanitary sewer collection system.
o Socid Consequences: The social consequences of including developed residential areas

in Study Areas I and 4 for commercial development will be greater than bringing in
largely undeveloped land near the airport for industrial purposes. This adverse social

conseguence will be offset by increased service and retail jobs and improved access to
local retail outlets and services.

o Environmental Consequences: There ane no significant environmental consequences

for bringing in any of the three exception areas because the UGB boundary has been

drawn to avoid floodplains, most erodible sloped areas, and rnajor wetlands. Considerable
testimony was offered through the UGB arnendment prccess to the effect that expansion
of the UGB would perforce result in elimination of an important City resource; namely,
the Crown Zellerbach Trail and that expansion of the UGB to the northeast would
conflict with a Columbia County Plan to protect it. First, the County has not adopted its
Crown Zellerbach Trail Development Concept PIan through any land use process. Rather,

it is a plan which includes several general concepts for how the trait may be enhanced to

. encourage its primary recreational uses, The City's expansion ofthe UGB and the other
Iand use actions that will occur in association with it contain no changes to the City's
policies applicable to the Crown Zellerbach Trail (Appendix 7.A).
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o EnerSI Consequences: The energy consequences of including all three exception areas
will be positive, since local employment will improve thc jobs-housing balance and
reduce retail and service "leakage" - which will likely result in reduced energy
const'mption for (a) working commuters and (b) shoppers. On a comparative basis,
inclusion of the Northeast Expansion Area results in a more compact uban growth form
than the linear growth patbrn that results from inclusion of more commercial land along
Highway 30.

Lower Value Resource Land Altemative: Appendix 2, Map 6: UGB Expansion Alternqtives
shows the Northeast Resource Site as the only potential UGB expansion alea that: (a) meets
industrial site suitability requirements; and O) has higher priority Class III soils adjacent to the
UGB in an area with predominantly Class III (rather than lower priority Class Il; soils.

r Economic Consequences: The economic consequences of including the Airport
Employment Area within the UGB are exbemely positive. Approximately 2,600 new
jobs are planned for this af,ea over the next 20 years. Including this area will allow
construction of the north-south connector steet which will reduce haffic congestion on
Highway 30, which is a critical economic asset to Scappoose and the region. On the
negative side, a portion of the Northeast Expansion area is currently farnned and therefore
has agriculttral value.

o Social Consequences: The Council heard testimony protesting against use of Crown
Zellerbach for vehicular traffic. Increased traffic would increase noise levels and reduce
the ability of local residents to enjoy recreational opportunities on the paved surface.
However, providing local employment for existing and future Scappoose residents will
have a variety of positive social consequences, including increased income (and a host of
related social indicators) and reduced commuting time (and more time for family and
recreational pursuits). Providing a local parking and staging area for bicycle and water
recreation will also have a positive social impact.

o Environmental Consequences: The UGB in this area excludes the Jackson Creek
floodplain and associated wetlands. The Scappoose Local Wetland Inventory (LlU)
shows a wetland covering approximately 20 acres in and near the arca proposed for
airport runway expansion. On the one hand, developing this wetland area would have a
potential adverse environmental impact; on the other hand, this impact can tre mitigated
on-site in the Jackson Creek wetland area. Wetlands in this arca also pose a flight hazard;
moving the wetland away from the runway would therefore have a positive social
consequence.

o Energl Consequences: The energy consequences of including the Northeast Expansion
Area for industrial purposes will be positive, since local employment will improve the
jobs-housing balance - which will likely result in reduced energy consgmption for
working commuters.
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Locrtion tr'actor 3 Conclusion: Inclusion of all fow areas will pnovide local jobs and reduce
energy consumption resulting from commuting and shopping. Bringing in the Northwest and
Southwest sommercial areas could have significant adverse social consequences to those living
in rural residences that will eventually be displaced by commercial development. There are no
serious adverse environmental consequences resulting from inclusion of any of these areas
within the Scappoose UGB; identified wetland impacts resulting from dwelopment will be offset
by inqeased jobs, increased flight safety, and onsite mitigation.

UGB.

Exception Area Alternatives: Inclusion ofrural residential exception areas for employment use
in Study Areas 1, 2 and 4 would minimally (if at all) increase existing incompatibilities; typically
rural residential uses create more conflicts with agriculture than employment uses,

However, the Southwest would have less impact on agricultrual land than the Northwest
Exception Are4 because the Northwest and Northeast Exception Areas abut agricultural land on
two sides (whereas the Southwest Exception Area does not abut agricultural land at all).
Comparatively speaking, there are marginal differences in agricultural lard compatibility among
the three exception areas under consideration for inclusion within the Scappoop UCn.

Howeva, as noted below, any adverse impact on agricultural land resulting from inclusion of the
Northeast Exeeption Area is mitigated by the fact that resource land adjacent to the Northeast
Exception Area is also proposed for inclusion within the uGB.

Lower Value Resource Land Alterrrrtive: The inclusion of the Northeast Expansion Area for
industrial use will not create substantial incompatibilities with nearby agricultural land for two
reasons:

o Firstn industrial uses (when compared with residential uses) are reasonably compatible
with adjacent farming operations in the area. Industrial uses are not as sensitive to dust,
noise, and chemical impacts as are residential uses; noreover, indusfial uses typically do
not create conflicts with agriculture from roaming children or unleashed pets.o Second, the proposed north-south collector connector will serve as an effective artificial
buffer between agricultural uses outside the UGB and urban industial and airport-related
uses inside the UGB.

Location tr'actor 4 Conclusion: Converting rual residential areas to urban commercial areas
will likely decrease existing conflicts with agricultural land - because commercial uses are more
compatible with agricultural operations than residential uses. Potential adverse impacts from
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expanding the UGB toallowrelatively lowimpact industrial uses will be buffered b the
proposed north-south collector, which defines the UGB in this area.

Goal 14 Conclusion

For reasons stated above, and based on infornadon found in the Scappoose EOA and
accompanying Winterbrook, Otak end DKS memornndq the proposed Comprehensive
PIan amendments comply with Goat 14 as implemented by OAR ehapter 66d, Oivision 024.
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Statewide Planning Goals 7 and2

The Advisory Committee meetings represented the fust phase of Scappoose's citizen
involvement process for the 201I comprehensive plan amendment package. During this process,

the Advisory Committee reviewed several drafts of the EOA before recommending the February
2010 final draft for review by the Scappoose and Columbia County Planning Commissions. The
Advisory Committee also considered a suitable employment sites inventory, public facilities and
fransportation studies, and growth alternatives studies. A public open house was held on May 5,
2010 to allow members of the public to comment on the Advisory Committee's work.

Phasc I Public and Agcncy Involvcrncrrt: Advisory Committcc Dclibcrations

The Scappoose EOA Advisory Committee met seven times between December 8,2008 and May
18,2010. The Advisory Committee rBviewed and discussed:

o The UGB process, tasks, and timeframes;
o Community input on target industies;
o Evaluation of existing employment land supply and revisions;
o The community economic vision;
. Employment land need and supply comparisons;
r Draft public facilities studies;
o Draft transportation studies;
o Statutorl priorities for expansion direction;
o Potential distribution center concept southeast of Havlik-Highway 30 intersection;
o Highway commercial growttr direction preference;
r Results of the May 5, 2010 open house; and
o The final recommendation outlined at the beginning ofthese frndings.

Phasc 2 Public and Agcncy Involvcmcnt: Public Work Scssions and Ilcarings
Phase 2 of the public involvement process requires review by the Scappoose and Columbia
Planning Commissions, the Scappoose City Council, and the Columbia Board of County
Commissioners, Towards this end:

A Joint Planning Commission Work Session was held on July 22,2010 for the Scap,poose

Planning Commission and the Columbia County Planning Commission.
The City mailed notice to property owners wittrin the affected ar€a on August 18, 2010 to
inform them of the proposed land use actions. Notice of the Planning Commission
hearings was published in the South County Spotlight on August 25, September l, and

a

o
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September 8, 2010, with additional notice in the St. Helens Chronicle on September I
and September 8, 2010 and display advertisements appearing on September I and g.

Postcards were mailed to property owners, hearing participants, and interested parties on
September l3 and 27,2010.

o Four Planning Commission Hearings were held between September 9 and October 2g,
2010: Public testimony resulted in Planning Commission-directed changes to the
proposed southwest expansion area (removal of proposed lands west of Old portland
Road), public facilities analysis revisions to reflect service options to the area proposed
for inclusion bctween Old Portland Road and Highway 30, and a significant re-working
ofthe airport overlay zones to better allow for the intended character ofuses near the
airport, consistent with the EOA.

o Notice of the City Council hearings was published in the South County Spotlight on
November 17, Novembe r 24, and December l, 2010, with display advertisements
appearing on Novembet Z4,December I, December 22, andDecember 29. postcards
were mailed to property owners, hearing participants, and interested parties on December
16,2010.

r Notice of the April 4 City Council hearing on the proposal to expand the UGB to include
the western portion of three parcels near Gilmore Road was mailed to properfy own€rs on
March 11,2071 . Notice of the hearing was published in the South County Spottight on
March 23 and,30, 201L

o Five City Council Hearings were held between December 6,Z}l1and April 4,21ll,
Public testimony resulted in City Council-directed changes to the EoA in order to correct
some table inconsistencies, along with corresponding modifications to the
Comprehensive Plan and inclusion within the UGB of the developed back ends ofthree
commercial parcels on Highway 30 near Gitnore Road.

Factual Basc and Considcration of Altcrnatives
The factual and analytical basis for the comprehensive plan amendment package includes the
appendices and maps cited above, information provided at Advisory Committee work sessions,
and information provided in these findings, As docurnented under the Goal 14 discussion above,
the Advisory Committee considered four UGB expansion alternatives before recommending that
enrployment grorvth be directed to the Northeast and Southwest areas. The tansportation and
public facilities studies also considered the impacts of growh alternatives. Finaliy, these findings
include a comparative analysis of UGB expansion alternatives based on Goal l4 location factors.
The Planning Commission and City Council concuned with the Advisory Committee
recommendation.

I n tcrg<rvc rn ln cn ta I f lnterag,en cy C o o rd i na ti o rr

The Advisory Committee included representatives from DLCD, oDoT, Business oregon, the
Port of St. Helens, and Columbia County. The Port of St. Helens confirmed its support for the
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draft Scappoose EOA and the UGB expansion proposed by staffin a May l8,20l0letter
(Appendix 6.,{), All state agency and local government participants voted to approve the
recommendation to the Scappoose City Council regarding (a) the draft EOA, and @) ttre
direction of UGB expansion.

DLCD notice of the proposed legislative aqendment package was provided at least 45 days in
advance of the September 9, 2010 initial public hearing before the Scappoose Planning
Commission (notice was mailed luly 22,2010). State and local units of government are
encouraged to continue to participate in the process, both informally through communications
with City staffand consultants, and formally through the public hearing process. City and
County staffwill be coordinating regarding the timing and location of the public hearing process.

The City provided the opportunity for the following organizations to review and comment on dre
proposed land use actions in summer 2010:

. Or€gon Departuent of Land Conservation and Development
o Oregon Departrnent of Transportation (Region l)
. Oregon Business Development Department
o Oregon Departnent of Aviation
o Port of St. Helens
o Columbia County Road Department
o Columbia County Land Development Services
r Kennedy/Jenks Consultants (city engineer)
o Scappoose Rural Fire Distict
o Scappoose Police Departnent
o Scappoose Drainage Improvement Company
o Scappoose School Distict
o Columbia Soil & Water Conservation Disfict
o Scappoose Bay Watershed Cormcil
o CenturyLink
o Columbia RiverPUD
o NW Natural
o Comcast

No agencies objected to the proposal. ODOT Region I staffrequested the tansportation
contingency language included in the Goal l2 discussion (Appendix 6.C-6,E). The Scappoose
Drainage Improvement Company submitted a letter (Appendix 6.8) obsenring that some of the
area proposed for expansion of the UGB may not be shown as protected from the base flood if
the Federal Emergency Management Agency (FEMA) decertifies the dike; along with
acknowledgement that stormwater quantity and quality would need to be addresspd upon
development.
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Comprchcnsivc Plan and Land Usc and Devclopmcnt Ccldc C<lnsistency

Goal 2 requires that local land use regulations be consistent with ;nd adequate to carry out the

policy choices set forth in the Comprehensive Plan. The Scappoose EOA serves as both the

factual and policy base for proposed anendments to the text of the Comprehensive Plan, and for
the new Airport Employment plan designation and implementing overlay zones.

Gqalsl &2Conclusion
For reasons stated above, the proposal complies (or will comply following the public hearing
process) with Goals I and 2.
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Statewide Planning Goals 5, 7, and B

Goal 5 Wetlands and Riparian Corridors

Pacific Habitat Services prepared the Scappoose Local Wetlands lnventory (LlU) in 1998. The
I-WI identifies locally significant wetlands and riparian corridors within and immediately to the
northeast and south of the existing Scappoose UGB. Generally, wetlands on employment land
within the UGB are within the 100-year floodplains of Scappoose and Jackson Creeks. However,
outside the UGB (in the Southeast and Northeast UGB study areas) a few wetlarids extend
beyond the Jackson Creek floodplain. There are about 20 acres of mapped wetlands outside the
100-yearfloodplain in the Northeast UGB expansion area.

The EOA considers wetland areas to be unsuitable for employment purposes; moreover,
wetlands in these ar€as are intended to be protected by the Sensitive Lands chapters o.f the
Scappoose Devetopment Code.20 Therefore, to comply with Goal 5 and Goal 9, the suitable

employment acreage within the Airport Employment (AE) designation in the Northeast UGB
expansion area has been reduced by 20 acres.

Goal T Flood Hazard.s

The Scappoose EOA considers land within the 100-year floodplain to be unsuitable for
employment pufposes. Therefore, to comply with Goal 7 and Goal 9, expansion in the Northeast
and Southwest UGB expansion areas avoided floodplain areas. Since riparian corridors (and

associated wetlands) are commonly found in the floodplain, avoidance of floodplain areas has
the effect of avoiding most wetland and riparian corridor impacts.

Goal B Park and Recreational Needs

The Advisory Committee recognized the importance that access to bicycle trails and the
Multromah Channel have to the quality of life in Scappoose and to the communify's economic
future. To address this issue, the Scappoose Airport Land Use Concept Plan (Appendix 5) and

the proposed Plan Designations map (Map C) includes a l5-acre Public Lands site to
accommodate a small parking lot and staging area to promote bicycle and boating recrcational
opportunities.

2o Chapters 17.85 and 17.89 (Sensitive Lands) of the Scappoose Development Code protect wetlands and riparian
corridors identified in the LWI. These chapters appear to be based loosely on the 'safe harbor' provisions of the
Goal 5 administrative rule (OAR Chapter 660-023-090 through 100). For Jackson and Scappoose Creeks (and
adjacent wetlands), these chapters require a 50-foot setback from the top of bank (or associated wetland edge).
Isolated wetlands have a Z5-foot buffer, However, streets and utilities may be permittecl in protectecl wetlands
and riparian corridors subject to administratlve review and mitigation in consultation with the Oregon
Department of Fish and Wildlife (ODFW) and the Department of State Lands (DSL).
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Goals 5J..and g ConctusieU
The proposed comprehensive plan amendment package complies with Goals 5, 7, and g.

Statewide planning Goals ll, lZ, and 13

This section demonstrates compliance with Goals I I (Public Facilities and Services), 12
(Transportation), and I 3 @nergy Conservation),

Goal 11 Public Facilitics and Serviccs

Goal I I requires local governments to plan and develop a "timely, orderly and efficient
alrangement of public facilities and services to serve as a framework for urban and nral
development.,'

Appendir 3 includes a public facilities study that: (a) demonstates how the city will provide anadequate level of sanitary sewer, water, storm drainage and tansportation facilities to serve landwithin the existing UGB; and O) describes how these key public facilities can be provided
efficiently to employment land proposed for inclusion *itt io the scappoose uGB. The studyidentifies public f4cilities projects necessary to serve the existing UGB and recommended
expansion areas efficiently over the 2O-year planning period.

Goal 12 Transportation

Goal 12 requires local governments to provide and encourage a safe, convenient and economic
tanqportation system.

Appendh 4 includes a two-part transportation study that: (a) ranks altemative study areas in
based on four transportation efficiency factors; and (b) 

"*.nrioes 
potential tansportation impacts

and probable improvements necessary to mitigate impacts from planned development in each ofthe four study areas' overall, the Northeast and southeast quadrants ranked first and second,
respectively, for inclusion within the uGB based on transportation considerations; the southwest
and Northwest quadrants tied for the lowest ranking. DKS considered the City,s existing
Transportation System plan in preparing 0rese studies. 

- ---- ---J

The GoaI 14 administative rule recognizes that:

'The transportation planning rule requirements under oAR 660-012-0060 need not be
opplied to a UGB amendment if the lond odded to the lJ6B is zoned as urbanizable land,
either hy retaining the zoning thot wos ossigned prior to inclusion in the boundory or by
ossigning interim zoning thot does not allow development that would generdte more vehicle
trips thon development ollowed by the zoning ossigned prior to inclusion in the boundary.o

i
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To satis$ TPR requirements, and consistent with written comments from ODOT staff(Appendix
6.C-6.E) the ordinance adopting the Comprehensive Plan amendment package includes the

following condition:

"Prior to approval of annexation and zone change of any property included within the Urban

Growth Boundary amendment as a result of this ordinance, the applicant shall prepare an

Oregon Departnent of Transportation (ODOT) scoped and approved Traffic Impact Analysis
and comply with provisions of the Transportation Planning Rule (OAR 660-012-0060). If
analysis indicates significant effect per OAR 660-012-0060, the applicant shall mitigate
associated traffic impacts, as permitted and approved by ODOT."

The Council heard extensive testimony related to use of Crown Zellerbach Road for vehicular
traffic. Opponents of the proposal claimed that vehicular use of the road would:

l) Be inconsistent with Columbia County's Crown Zellerbach Trail Development Concept
Plan; and

2) Be unallowable under the City's Public Lands - Recreation zoning regulations.

As indicated in the January 28,2071 StaffReport (Appendix 7.A), Crown Zellerbach Road is

classified as a collector on the Scappoose Transportation System Plan (TSP) and is on the long
range project list for improvement to minor collector standards. The Counfy's Concept Plan is
not an adopted planning document, so use of Crown Zellerbach for vehicular taffic is consistent
with all planning documents.2l

The concern relating to Public Lands - Recreation zoning was a mis-reading of a zoning map.

Crown Zellerbach in the area under discussion is outside of the city limits and not within City
zoning.

Goal 13 Encrgy Conscrvatiorr

Goal 13 requires that land uses be managed and controlled to maximize the conservation of all
forms of energy based on sound economic principles.

The Scappoose EOA is designed to provide local job, retail, service and educational

opportunities in proximity to residential neighborhoods in Scappoose, and thus reduce vehicle
miles travelled from home to work.

21 In addition, according to the Trail Development Concept Plan itself (p. 21), Crown Zellerbach Road through
Scappoose is intended to have an urban character, The Trail Plan even includes a photograph of the trail in
$qappoose improved to collector street standards, Even if the Trail Development Concept Plan were legally
binding as a planning document, the proposed use of Crown Zellerbach would be consistent with the Concept
Plan.
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o By providing more local retail and offtce comrnercial opportunities, Scappoose residents
will be less likely to drive into the Portland metopolitan area to meet these needs.

' By providing local educational opportunities, Scappoose residents will consume less
energy seeking to imp,rove educational attainment levels.

o By providing basic employment opportunities in Scappoose, residents will be more likely
to bicycle or walk to work, thus reducing energy consumption.

Goals 11, 1.2. and 1.3 Conclusion
The proposed comprehensive plan amendment package complies with Goals ll,lz,and 13.
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Scappoose Comprehensive PIan Economic policies

The following findings demonshate that the proposed comprehensive plan amendment package
complies with existing economic, industrial and commercial plan policies.

Economy Policics

It is the policy of the City of Scappoose to:

Moke sufficient suitable land ovoilable for the anticipoted exponsion of commercial and
i nd ustrio I a ctiviti es.

Council Findings: The proposed UGB amendment directly responds to this policy, by
identi$ing future employment needs in an EOA and providing employment sites suitable to
meet the needs identified in the EOA. This policy is proposed to be revised to read "Make
sufficient suitable land available for the anticipated expansion of commercial and industial
activities identified in the Scappoose EOA."

2) Encourage the preseruation, improvement and renewal of the existing business district of
the City so that it will be allowed to ploy a role as a center of economtc and civic activity
for the entire community.

3) Encourage the intensification of land use in the present commerclal strips, together with
design feotures that would reduce conflict with traffic flow, such os frontage roods ond
single occess joint off of the street porking.

Council trlindings: The proposed UGB amendment encolrages the preservation, improvement
and rsnewal of existing businesses in the City by limiting the expansion of highway commercial
uses to one site south of the City, while planning for most new employment to occgr within the
existing UGB.

4) Encoumge the exponsion of employment opportunities within the urban areo, so
residents can work within thelr community os well as commute to jobs outside the
County.

Council Flndings: The proposed UGB expansion provides for employment land within ttre
urban area, consistent with the EOA. This will provide more opportunity for local jobs and a
reduction in commute tirne for residents.

5) Promote potlution free industriat development necessqry to provide o balanced tax bose

forthe operotion of local government services.

1)

)
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Cooperate with other agencies, interest groups and businesses in efforts to develop

program strategles for improving the locol economy.

Assist in programs to attract desiroble industries in terms of diversificotion, lobor-
intensiveness, ond non-pollution rqther than accept ony tndustry which moy wish to
locate here; additionolly, to prohibit industries with excessive levels or pollution or other
undesirable effects which would cancel possible economic benefits or threoten the
existing quality of living.

Council Findings: The EOA was developed through an extensive public process, with the
involvement of state, county, port, and local business owners, as described in Goal 1 findings.
The proposed EOA and UGB expansion provide land for target industies within the urban area,
providing for industries desired by the community, as well as a more balanced tax base.

8) Work with local mining industrtes to rehobititate the gravel pits so that there will be an

efficient use of land and the plts will not be an eyesore.

Council Findings; The proposed plan arnendment does not affect lands with current mining
activities.

e) Work with Depaftments of Environmentol Quolity and Fish and Wildlife in enacting
controls and performance stsndards for industrial operstions to reduce the possibility of
excessive impact upon the environment.

10) Work with Departments of Environmental Quality and Fish ond Witdttfe in enacting
controls and performance standards for industriol operations to reduce the possibitity of
excessive impact upon the environment. [Policy I0 is o repeat ol policy 9].

Council Findings: The proposed plan amendnnent does not alter the City's natural resources
protections or planning. Policy 10, a repeat of Policy 9, is proposed to be changed to read

"Capitalize on the comparative advantages offered by the Scappoose Industrial Airparlg
proximity to the Portland regton, a pro-business community attitude, and the availability of
serviced employrnent land to create job opportunities for existing and funre Scappoose
residents, " The new Policy l0 assists in implementing the objectives identified in the EOA.

11) ldentify special locations for industriol octivities that will assist in energy conservation;
specifically, ind ust ries sho uld be cluste red :

a) Close to existing rail lines,.

b) To allow for employees to use carpools.

6)

7)
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Council Flndings: The EOA identifies Airport-related industries as an existing employment
cluster in Scappoose, and airport-related indusbies are specifically targeted for future growth.

Proposed modifications to this policy include the addition of "Highway 30 and the airport" as

proximity objectives of Policy l1.g and "public transportation" as an objective of Policy ll.b.
The proposed plan amendment clusters employment near the Airport, as shown on Maps A, B,
and C.

12) Encouroge mining octivities when they ore compatible with surrounding octivities; such

activities are compotible with on airport when:

a) There are no permonent or mobile obstructlons offecting airspoce.

b) Any man-made lokes thot result from mining are so designed to ltmit bird hazards.

c) The operation does not produce dust that impoirs visibility,

d) Man-mode lokei thot moy result are so designed to limit glare which may impoir
visibility.

e) There are no eledrical interferences with navigationol signals or rodio
communications.

Council Flndings: The proposed plan amendment does not affect lands with current mining
activities. This policy is proposed to be amended to read "Ensure that mining activities are

compatible with sunounding activities including the airport by applying the Public Use Airport
Safety and Compatibilify Overlay Zone."

13) Coordinate its plons Ior public focilities to accommodate expected industrlol and
residential growth.

Council tr'indings: Appendices 3 and 4 evaluate the City's public facilities plans and evaluate
the impact of forecast employment growth. This policy is proposed to be a:nended to read

"Coordinate plans by the City, County and Port District to provide and pay for public facilities to
accommodate expected industrial, commercial, institutional and residential growth." The
arnended policy will better reflect coordination and planning requirements for employment
growth identified in the EOA

14) Limit the omount of time the City has to review site design review proposals to prevent

u n rea so n a b I e d e I a ys fo r com m e rci o I a n d i n d u st ri o I e nte rp ri ses.

Council Findings: The proposed amendments do not alter the City's current design review or
approval process.
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15) Encouroge deslgn feotures on Highway 30 thot rcduce conflicts wtth troffic flow, os

congestion and tralfic hozards can only hlnder locol economic development.

Council F'indings: No design features for Highway 30 are proposed with this amendment.

However, the proposed UGB amendment focuses the majority of employment growth near the

Airport, with only minor expansions for highway commercial uses to the north and south along
Highway 30.

15) Protect industrial, airport-reloted ond commerclally designated areos for their intended

uses os identified in the Scappoose Economlc Opportunities Anolysis.

Council Findings: The proposed Airport Employment comprehensive plan designation and

implementing overlay zones protect industrial lands proposed for inclusiorl and ensure these
lands be retained in site sizes and configurations commensurate with target indusEies identified
in the EOA.

17) Encourage energy soving butldlng proctlces in future commerclal ond industrial

buildings.

Council Findings: The proposed UGB amendrnent does not negatively impact the opportunity
for energy saving building practices in funre commercial or indushial uses,

18) Zone the oggregate lands northeost of the Htghway 3l-North Vernonla intersectlon os

Surface Minlng upon onnexation to protect these resources for mining.

Councll Findings: This policy is inapplicable to the prcposed UGB amendmen! which does not
affect land currenfly being used for mining operations. This policy is proposed for deletion from
the Comprehensive Plan,

Proposed New Pohcies

A) Coordinste with the Port of St. Helens and individual properE owners to protect land
near the Scappoose IndLstrial Airpark for intended airport-related and airport-
compatible employment u.ses cs calledfor in the Scappoose EOA.

Council Findings: Proposed new Policy A emphasizes the importance of protecting land near

the airport for airport-related and airport-compatible uses. The proposed UGB amendment
package includes a new comprehensive plan designation and implementing zoning for lands
proposed to be added to the UGB. The new designation- Airport Employment (AE) - and ovcrlay
zone -East Airport Employment (EAE) - protect sites for intended uses by requiring
maintenance of identified site sizes and master planning prior to development.

B) Take actions called for in the EOA to increese local employment qnd improve the

population to employnent balance,
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Councll Findings: Proposed new Policy B reflects an objective of the City to attact locat
employment, and is consistent wittr the EOA,

Industrial Policics

It is the policy of the City of Scappoose to:

1) Provide suitable areas for industriol exponsion, utilizing for such purposes relatively
large, flot oreas that are seporoted by buffers from the City's residentiol distrias,

2) Prevent industridt development from disrupting homogeneous residentiol
neighborhoods.

Council Flndlngs: The proposed UGB expansion adds large industial parcels in a master-
planned area to fhe east of the Aitpo4 separated from all residential areas inside the Scappoose
UGB by a potential airport runway extension as well as Crown Zellerbach Road.

3) Locate industrial qreas so they have a convenient retationship to the community,s
transportotion system, without generoting heavy troffic through residentiol districts;
additionally, the clustering of industrial activities will atlow carpooling by employees.

Council Findings: Industrial areas added by the proposed UGB expansion will access Highway
30 directly from Crown ZellerbachRoad or West Lane Road, without passing through residential
areas' The proposed UGB expansion area is adjacent to existing arehs planned for industrial and
airport uses inside the current UGB, meeting the objective of this policy to cluster indushial
activities.

4) Screen, setbock or buffer the boundaries of industry, porticularty unsightly areas which
can be viewed from arterials or frcm residentidl oreas.

Council ltildings: Industrial lands added through the proposed UGB expansion will be buffered
by a 54-acre potential airport runway extension area, Crown Zellerbach Road, and a planned 15-
acre nafural area.

5) Apply this designotion where industrial concerns have become established and where
vqcqnt industrial sites hove been set aside for this purpose,

Council X'indings: Areas planned for industial uses will be provided a plan designation
reflecting those planned uses. The proposed UGB expansion area is proposed io be designated
"Airport Employment", which is an industrial plan designation.

6) Protect the stability and functionol aspects of industrial areas by proteaing them from
incompatible uses.
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Council Fhdlngs: The proposed "Airport Employment" plan designation and implementing
"Public Use Airport" zone, as well as the "East Airport Employment', "Airport Business park"
and "Airport lndustrial Park" overlay zones restrict site size and uses to be in accordance and
compatible with industrial and employment site needs identified in the EoA.

Commercial Policies

Make sufficient lond avoilable for the anttcipoted expdnsion of commerclal and industrial
activitles.

Council Findings: The proposed UGB expansion, as well as increased land use efficiency
within the curent UGB, provides suffrcient land to meet identified employment site needs.

2) Encouroge the preservation, improvement, expanslon, and renewol of the Clty,s existing
business distrid ond implement the adopted'Downtown Scoppoose plan supporlng the
existing business district in its role as a center of economtc and civic activity for the entire
community

3) Encouroge the filling-tn of vaconcies in present commercial strips, together with design
feotures that would reduce conftict with trdfflc flow, such as frontage roads and single
access Joint off-street parking.

4) Locate business activities in clusters for the convenience of the public to be served rather
than scottered or mixed with non-commercialland uses.

Council Fin'llngs: The EOA assumes intensification of existing commercial uses, as well as
efficient use of land by limiting stip commercial expansion. This will encourage focus on
downtown and urban core areas for provision of commercial and service uses.

5) Allow a wide variety of business, office, and service uses, including motel:- hotels, and
rooming houses; however, core must be taken to ensure that nbn-retai! uses such as
aportments do not prevent the establishment of compact, clustered business centers,

Council Findings: The proposed UGB provides for clustered business centers in the northeasto
separated from residential uses. Intensification of existing commercial uses in downtown, and
provision of a 5-net acre (l3-gross acre) commercial site in the southwest also clusler
employment uses consistent with this policy.

6) Encouroge curbing atong Highway 30 and ltmit the number of curb-cuts to minlmlze
trffic hazords os a result of confllcts between through traffic ond shopper traffic.
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Council Findings: New employment land identified in the EOA and provided for by the
proposed UGB expansion will access Highway 30 through existing intersections at Crown
Zellerbach Road, West Lane Road, and Old Portland Road.

7) lmprove the generol appearance, sdfety and convenience of commercial oreas by
encouraging greater attention to the design of buildings, parklng and circulation.

8) Encouroge the design features that would reduce conflict with traffic flow, such as

frontoge roads and single occess loint aff-street parking.

Council Findings: The proposed UGB expansion and a:nendment package includes code
amendments that require master planning for development of business and industial parks. The
master planning requirement will provide attention to building, parking, and circulation design
prior to development, meeting the objectives of this policy.

9) Encourdge the tronsltlon of W, Lst into o commerciol area for offices ond services.

10) Not expond the dmount of commercially-zoned land until sufficlent in-filling hds occurred
in vacont areas.

Council Findings: The proposed UGB expansion is predicated on an assumption that all lands
currently planned for commercial or industrial use inside the UGB will be developed during the
20-year UGB planning timeframe, consistent with this policy.

Scappoosc Comprchcnsivc Plan Conchlsion
The proposed plan amendment package is consistent with and implements the economic,
industrial and commercial policies ofthe Scappoose comprehensive plan.
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Columbia County Comprehensive Plan Economic Policies

The following findings demonstate that the proposed comprehensive plan arnendment package
complies with existing urbanization and employment plan policies.

PART IX I Urbanization Policics

It sholl be a policy of the County to:

1. Provide an orderly and efflcient transition from rurolto urban lond use.

Council Fh'lings; This policy is directly linked to the objectives of Statewide Planning Goal
14 (Urbanization). As indicated in Goal 14 findings in this application, tbe proposed
comprehensive plan and urban growth boundary amendments provide for an effrcient tansition
from rural to urban land use, consistent with this policy and Goal 14.

2. Accommodate urban population and urban employment inside urban growth
boundaries, ensure efficient use of lond, and provide for livoble communities.

Council liilrlings: The proposed amendment to the Scappoose Urban Growth Boundary is
designed to encourage commercial and industrial development in a defined area near the City of
Scappoose, acknowledging the location of existing commercial, industrial, and residential
development. Appendices 3 (Scappoose UGB Infrasfucture Report) and 4 (Transportation
Studies) analyzs both the adequacy of existing facilities and the requirements for firture facilities
to service tbe existing and proposed UGB in an efficient nranner.

4, Accommodate the growth projected for urbon areos to the yeor 2O00.

Council Findlngs: This policy is outdated. The proposed urban growth and facilities analysis
address a timefrarne consistent with the County's coordinated population projection - through
the year 2030.

5. Minimize the conflicts between urban and rurol lond uses.

Council Findings: As indicated in Goal 14, Locational Factor 4 findings, the proposed UGB
expansion minimizes conflicts between urban and rural uses by proposing industrial expansion
on lower-value agricultural soils. The proposed UGB expansion adjacent to the existing airport
will be buffered from farmland by a proposed collector street. The iommercial expansion to tbe
southwest is bordered by rural residential lands.

6. Control development withln the limitation of the public's obility to provide services.
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Couneil Findings: Appendices 3 and 4 ar:urlyze the impacts and limitations of Scappoose's
public facilities and infrastructure. As shown in Appendices 3 and 4, the proposed UGB
amendment is serviceable.

8' Locote maior public and private developments where they witt not encourage residentiol
. growth outside the designated boundory.

Council Findings: The proposed UGB amendment is primarily industial, which should not
encourage residential growth outside of the Scappoose UGB. Commercial expansion is limited to
areas with existing rural residential land uses. No residential expansion is proposed or enabled
through the proposed plan amendments.

70' Review the supply of buildable lands within the urban growh boundaries in cooperation
with the cities, during each maior review of the County's ptan. The process of expanding
the urbon growth oreas may begin when there is less than a five (S) yeor supply of
iesidentiol lond. Cities slso are required by Statewide planning Goal 9 to maintain at
Ieost an eight (8) year supply of serviceable industriol or commercial lond inside the
Urban Growth Boundary. Seruiceoble tand is thot which can be provided with pubtic
water and sewer utilities within one yeor, if such seryices ore requested.

Council Findings: Scappoose's UGB was established in 1983 to provide a 20-year land
supply. It was last reviewed in 1991 and amendedin 19 f.2. The proposed UGB and plan
amendments do not address residential land needs. As indicated in Goal 9 findings and the
Scappoose EOA (Attachment A), the proposal identifies land needed to meet applicable
standards of Goal 9 and its implementing Adminishative Rule (oAR 660-009).

72. Have mutuolly agreed upon land use designotions with eoch city.

Council Findings: The City and County have coordinated land use designations since the
initial adoption of the Comprehensive PIan in 1983. This policy continues to be met thtough
County approval of this application.

76, Coordinate the development of facilities by existing special districts to insure
coordination with city plans.

Council Findings: Public facilities requirements are addressed in Appendices 3 and 4.

77. Adopt the urban growth boundories, and those portions of the adopted comprehensive
plans reloting to the unincorporoted urban growh ereas, for the municipalities of
clatskonie, columbia city, Rainier, kappoose, st. Helens qnd vernonla.

Council Ftndtngs: This policy was met in 1983, and continues to be met through County
approval of this application.
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18. Periodically updote coordinoted 2}-yeor populotion forecasts for each city's urhon
growth boundory and for the unincorporoted orea, bosed upon the projections of o
regionolly occepted populotion forecast, such os the studies prepored by the portlond
State University ond the BPA. The County's projection wilt be within I0% of the regionolly
occepted proiection ond the lncorporoted cities' projections witl be ollocated on o
j urisdiction by j urlsdiction basis.

Council Findings: The County adopted a new coordinated population in 2009 (Ordinance
No. 2009-7) that estimates the City of Scappoose's population to be 10,022 in 2030. As part of
this project Scappoose proposes to adopt the County's coordinated population projection into its
Comprehensive Plan (Attachment A).

PART X I Ecnnomic Policics

It shall be o policy of the Caunty to:

7. Encourage the creotton of new and continuous employment opportunities.

2. Encouroge o stoble ond diversified economy.

Council Findlngs: This proposal directly implements these policies through adoption of an
EOA and providing opportunity for economic development.

8. Reserve voluable industriol sites for industrlol uses,

Council Findings: This proposal implements this policy by providing employment land to
meet needs identified in the BOA. The proposed East Airport Employment (EAE) overlay zone,
and the proposed Airport Employment (AE) comprehensive plan designation both require the
preservation of large industial sites for industrial uses identified in the EoA.

70' Support improvements in locol conditions in order to moke the oreo ottroctive to privote
copital investment. Consideration of such foctots os the following shatt be undertoken:

A. Tax incentives

B. Land use controls ond ordinonces

C. Co pitol improvements progromming

Councll 1i'la4ings: This proposal direcfly implements this policy by providing employment
land that can be zoned and serviced.

12. Encouroge new industriol growth within the urban areos so os to uttlize existing public

facilities.

Page 56 | Glty of Scappooee City Councll Flndlngs Aprll 18, 2011



l

Council F'indings: This proposal enables more efficient development within tlre existing
UGB through planning for redevelopment and providing overlay zones that allow for
development of targeted industies identified in the EOA.

73. Encourage industry which needs or con benefit from the locationol odvantoges of an
- airpon ond its focilities, to locote adjacent to one of the oirpons in the County. Creote an
Airport lndustriol district to focilitote this policy.

Council pllrlings: This proposal direcfly implements this policy by providing employment
Iand adjacent to the Scappoose Airpark, and through establishment of the AE plan designation.

PART XII I Industrial Developnrent policies

It sholl be policy of the County to establish, implement, and mointain an industrial development
program thot:

7' Encouroges the creotion of new ond continuous employment opportunities.

2. Encourages a stable and diversified economy,

Council Findings: This proposal direcfly implements these policies through adoption of an
EOA and providing opporfirnity for economic development.

6. Reserves valuoble industrlal sites for industrial use.

Council Flndtngs: This proposal implements this policy by providing employment land to
meet needs identified in the EOA. The proposed East Arport Employment (EAE) overlay zone,
and the proposed Airport Employment (AE) comprehensive plan designation both require the
preservation of large industrial sites for industial uses identified in the EoA.

7. Support improvements in locol conditions ln order to make the areo ottradive to private
copital investment.

Councll Findtngs: This proposal directly implements this policy by providing employment
land that can be zoned and serviced.

9. Assures land which is already used os industriol or irrevocqbly committed to industry
sholl be so designated.

Council tr'indings: This proposal does not limit or impact existing industrial land uses.
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PART XIII I Transportation Policics

8. The two existing airports, in Scappoose ond Vernonld, will be zoned with a landing field
overloy zone that incorporates the height restrictions set by the Federal Avtotion
Administration. lt will'dllow the development ol oirport related lndustriol uses.

Council Findings: The zone required by this policy - the Public Use .A,irport Safety and
Compatibility Overlay - is already in place, and is proposed to continue to apply where
applicable.

Admlnistretive Pro cedures PoWcies

Revisions or omendments proposed within dn urban growth boundary sholl be in
accordance with the Urban Growth Area Management Agreement adoption for that
oreo.

Council Findtngs: Future uses or changes in zoning within proposed expansion areas must
comply with the UGMA, consistent with this policy.

C<lluntbia County ConlBrchcnsivc Plan Cpnctusion
The proposed plan amendment package is consistent with and implements the urbanization and
employment policies of the Columbia County Comprehensive Plan,
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