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I. INTRODUCTION 

A. Application Summary 

Jeremy Keepers (Applicant), representing property owner Weyerhaeuser Timber 

Holdings, Inc. submitted combined Comprehensive Plan (Plan) Map and Zoning 

Map amendment applications to rezone a 49.34-acre property from Primary Forest 

(PF-80) to Resource Industrial Planned Development (RIPD). The proposed zone 

change requires a concurrent Plan Map amendment, from Forest Land to Rural 

Industrial Land. The complete application, including maps, is attached as Exhibit 1. 

Applicant’s supplemental evidence and argument are attached as Exhibit 2.  

The application is submitted pursuant to Oregon Revised Statute (ORS) 197.719.  

ORS 197.719 permits land that meets the statutory definition of an “abandoned or 

diminished mill site” to be rezoned for industrial use, notwithstanding other land use 

regulations that protect farm or forest land. This means an “exception” to 

Statewide Land Use Planning Goal 3 (Agricultural Land) or Goal 4 (Forest Land) is 

not required to amend the Plan Map designation of the subject property to Rural 

Industrial Land, providing the property meets the requirements in ORS 197.719. 

Other statewide planning goals may still apply. 

The application states that the property will be used to manufacture a range of 

wood products for retail and private label end users, in addition to wholesale 

lumber production. The application, narrative, and Applicant’s responses to 

applicable decision criteria are contained in Exhibit 1 and Exhibit 2. 

B. Background 

According to Applicant submittals and other Columbia County land records, the 

subject 49.34-acre property was previously developed with a log sorting yard and 

“chip mill.”   

Applicant Statements: 

“The site was developed in the late 1970's for log storage, sorting and chipping 

industrial uses and was operated up until 2017. The rezone is requested to put 

the fully developed idled mill site (paved log yard, power, roads and 

stormwater retention pond system) back into productive industrial use.   

Since the chip mill was decommissioned, the approximate 24-acre paved log 

yard, road system and stormwater retention ponds have sat idle. Since 2017, 

this improved area has been used several times for storage during local 

construction projects. Otherwise, the developed site has not been fully utilized 

since closure in 2017.   
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It will provide 20 to 25 full time jobs when full operation is achieved which is a 

benefit to the community residents and the local economy in Columbia 

County. There is a nearby operation that is similar in use to what is being 

proposed but is primarily a wholesale lumber producer.  The proposed use on 

the subject property will manufacture a range of wood products for retail, and 

private label end users in addition to wholesale lumber production similar to 

what is made at the nearby existing facility. 

The property was being used for a log yard and chip facility at the time it was 

zoned to Primary Forest PF80.  It remained in that use up to the year 2017 when 

it was closed and the chipping portion of the facility was demolished.  Normal 

upgrades to the existing facility infrastructure were made after the site was 

zoned PF-80. 

The property currently has adequate road, power, water and stormwater 

services available on site that are necessary for the new mill's operations.  It will 

not put a burden on any public facilities to restart this new mill operation on 

the idled property.  No new public services are being proposed at this time 

other than a power capacity increase.  The Clatskanie PUD has indicated that 

the proposed power upgrades will not put an undue burden on the PUD.” 

Applicant provided additional evidence and argument, attached as Exhibit 2, in 

support of the application.   

The property is currently developed as described in the application. All but two of 

the buildings that were on the property when the mill was in operation are no 

longer present. The area that is proposed to be zoned for industrial use has been 

surveyed and is shown on the application site plans (Exhibit 1). 

C. Land Use Process 

The Planning Commission (Commission) will conduct a public hearing on this 

application on April 18, 2022, at 6:30 p.m.   

THIS MEETING IS ACCESSIBLE TO THE PUBLIC VIA ONLINE WEBINAR OR BY PHONE ONLY.   

Any party may join and participate in the meeting via computer, tablet or smart 

phone using the following link: https://meet.goto.com/644592549. The meeting can 

also be joined by phone (voice only) by dialing 1 866 899 4679 or +1 (571) 317-3116; 

and entering Access Code 644-592-549. 

The hearing is to afford interested parties an opportunity to be heard on Plan map 

and zoning map amendment applications PA 22-01 and ZC 22-01: Applications for 

a Comprehensive Plan (Plan) map amendment from Forest Resource to Rural 

Industrial and a Zoning Map Amendment from Primary Forest (PF-80) to Resource 

Industrial Planned Development (RIPD) under provisions for the redevelopment of 

an abandoned or diminished mill site. The subject property is identified as portions 

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmeet.goto.com%2F644592549&data=04%7C01%7CRobert.Wheeldon%40columbiacountyor.gov%7C3d9708a9dca2401ba4a108da02aaf34c%7Ccafdaa97351d48ec971d9f125b7c0dbc%7C0%7C0%7C637825230495823180%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=1y%2B1NrGgLCB99CzQW29gmKSid7mm6T56%2BoePn3EJeAg%3D&reserved=0
tel:+18668994679,,738737013
tel:+15713173116,,738737013
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of Tax Maps 7N5W12-00-00201 and 7N5W12-00-00401, totaling 49.34 acres. The 

property is located approximately two miles west of Clatskanie, north of Highway 

47. The site address is 76103 Highway 47, Clatskanie, OR 97016. 

This application will be reviewed and a decision will be made subject to the criteria 

identified in Section III of this staff report; and any other criteria deemed by the 

Board to be applicable. Oregon law requires that all testimony and evidence must 

be directed toward the applicable decision criteria. Parties may present testimony 

at the public hearing or provide written comments to the Land Development 

Services (LDS) Department prior to 5:00 p.m. on the hearing date.  

After the close of the hearing the Commission will make a recommendation to the 

Board of Commissioners (Board), which is the decision-maker for all County Plan 

and zone amendments. The Board hearing has not been scheduled. Public notice 

will be provided at least 20 days prior to the Board hearing. The Board hearing will 

be conducted virtually. 

II. SITE CHARACTERISTICS 

A. Access: Access is via a private roadway, north of Highway 47, beginning 

approximately two miles west of Clatskanie. As identified in the application, aerial 

photos and maps, the property contains a 24-acre paved area, internal roads and 

vehicle circulation system, an accessory building, power, and a stormwater 

retention pond system. The County Road Department submitted written comments 

stating that:  

1. Applicant must use Highway 47 as main access for heavy truck and 

equipment traffic. Palm Hill Road and Elliott Road are not suitable for heavy 

truck traffic due to the steep grades and hairpin turns on Palm Hill Road.  

2. If the applicant would like to use Elliott Road as a secondary or emergency 

access for passenger vehicles only, they will need to obtain an access permit 

from the Public Works department. 

B. Topography: The property contains some steep forested areas around the 

perimeter; the industrial development site is generally flat. 

C. Natural Features: The property does not contain any creeks, wetlands or 

significant natural drainage. 

D. Natural Hazards: The property does not contain any identified flood hazard or 

landslide hazard areas. 

E. Well/Septic: The property contains a well and a septic system. 
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F. Surrounding Land Use: The property is in an area that is generally forested and 

that does not include any high-density residential or commercial use. There are 

two home sites on adjacent properties. The following aerials show the property 

location, the subject property, and the area zoning.   

Property Location 
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III. REVIEW CRITERIA 

The applicable review criteria are addressed on the following pages. 

A. Oregon Revised Statute (ORS) Page 

ORS 197.719 Industrial use of abandoned or diminished mill sites 9 

B. Columbia County Zoning Ordinance  

Section   300 Primary Agriculture Use Zone 14 

Section   680 Resource Industrial – Planned Development Zone 15 

Section 1450 Transportation Impact Analysis 17 

Section 1502 Zone Changes (Map Amendments) 18 

Section 1603 Quasi-judicial Public Hearings 20 

Section 1605 Zone Change - Major Map Amendment 21 

Section 1607 Consistency with the Comprehensive Plan 22 

Section 1608 Contents of Notice  23 

C. Columbia County Comprehensive Plan 

Part II – Citizen Involvement 24 

Part III – Planning Coordination 24 

Part IV – Forest Lands 25 

Part V – Agriculture  29 

Part X – Economy  32 

Part XII – Industrial Siting 38 

Part XIII – Transportation 44 

Part XIV – Public Facilities 46 

Part XV – Energy Conservation 47 

Part XVI – Goal 5 Resources 47 

Part XVIII – Air, Land and Water Quality 51 

Part XIX – Natural Disasters and Hazards 53 

D. Oregon Statewide Planning Goals 

Goal 1 – Citizen Involvement 54 

Goal 2 – Land Use Planning 54 

Goal 4 – Forest Land 55 

Goal 5 – Open Spaces, Scenic/Historic Areas and Natural Resources 56 

Goal 6 – Air, Water and Land Resources 56 

Goal 7 – Natural Disasters and Hazards 57 

Goal 9 – Economy of the State 57 

Goal 11 – Public Facilities and Services 58 

Goal 12 – Transportation  58 

Goal 13 – Energy Conservation 58 
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IV. STAFF ANALYSIS  

The decision criteria applicable to the proposed Plan and zoning map amendments are 

identified in Section III of this report. This section presents Staff analysis of Applicant’s 

evidence and argument in support of the proposed zone change and of relevant 

information submitted by public agencies and interested parties at the time this report 

was prepared.  

A. Oregon Revised Statute (ORS) 

Oregon Revised Statute (ORS) 197.719 Industrial use of abandoned or diminished mill 

sites; amendment of comprehensive plans and land use regulations; sewer facilities.  

1. ORS 197.719 (1) As used in this section, “abandoned or diminished mill site” means 

a mill, plant or other facility engaged in the processing or manufacturing of wood 

products, including sawmills and facilities for the production of plywood, veneer, 

hardboard, panel products, pulp and paper, (that): 

FINDING 1: The information and photographs submitted with this application, 

along with the supplemental evidence and argument included in 

Staff Report Exhibit 2, support a finding that the subject property was 

previously developed with a facility that was engaged in the 

processing of wood products. The applicant states that the site was 

used as a log yard and chip facility until 2017.  The photographs 

indicate the operation of a de-barking and chipping facility 

conducted within buildings on the property that have since been 

removed.  

These uses meet the definition of “abandoned or diminished mill site” 

because they involve the processing of wood products. Here, the 

processing involved transforming raw material in the form of logs into 

chipped wood products, such as hog fuel.  Site development, 

including electrical power to the site, the paved roadway into the 

site, the 24-acre paved log sorting yard, existing wells and stormwater 

retention ponds, also supports this conclusion.  Land Development 

Services (LDS) staff concludes that the application satisfies the 

criterion in ORS 197.719 (1). 

2. ORS 197.719 (1)(a) Is located outside of urban growth boundaries; 

FINDING 2: The site is located approximately two miles from the nearest Urban 

Growth Boundary (Clatskanie). Staff finds that the application satisfies 

the criterion in ORS 197.719(1)(a). 
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3. ORS 197.719 (1)(b) Was closed after January 1, 1980, or has been operating at less 

than 25 percent of capacity since January 1, 2003; and 

FINDING 3: According to the information provided by Applicant, the log sorting 

and chipping operation began in 1978 and ended in 2017. The 

application satisfies the criterion in ORS 197.719(1)(b). 

4. ORS 197.719 (1)(c) Contains or contained permanent buildings used in the 

production or manufacturing of wood products. 

FINDING 4: The information and photographs submitted with this application, 

Applicant’s supplemental evidence and argument contained in Staff 

Report Exhibit 2, and the facts and conclusions in Finding 1, above, 

support a finding that the subject property was used as a log yard 

and chip facility until 2017, and that the facility was engaged in the 

processing of wood products. The photographs indicate the 

operation of a de-barking and chipping facility conducted within 

permanent buildings on the property that have since been removed. 

Applicant states that “there are two remaining permanent buildings 

used in production.” Staff finds the application satisfies the criterion in 

ORS 197.719(1)(c). 

5. ORS 197.719 (2) Notwithstanding statewide land use planning goals protecting 

agricultural lands or forestlands or administrative rules implementing those goals, the 

governing body of a county may amend the county’s comprehensive plan and land use 

regulations to allow an abandoned or diminished mill site to be zoned for industrial 

use. 

FINDING 5: Statewide Land Use Planning Goal 3 (Agricultural Land) and Goal 4 

(Forest Land), and their implementing statutes, administrative rules, 

and local land use regulations, are intended to protect farm and 

forest lands for farm and forest uses. Typically a “Goal Exception” is 

required to develop land identified in the County’s acknowledged 

Comprehensive Plan as agricultural or forest land with 

nonconforming industrial development.  

ORS 197.719 (2) provides that the land use regulations in support of 

Goal 3 and Goal 4 do not apply to an abandoned or diminished mill 

site meeting the standards of ORS 197.719 (1). Therefore, industrial 

development of a qualifying site does not require a determination of 

compliance with or an “exception” to Statewide Land Use Planning 

Goal 3, Goal 4 or Goal 14. Because the site satisfies the criteria in ORS 

197.719 (1), the application satisfies the criterion in ORS 197.719 (2). 
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The portion of the property to be rezoned is limited to the area that 

was previously developed with the industrial use. Other forest land will 

not be developed, therefore, the application is found to comply with 

Goal 3 and Goal 4 with respect to those other lands. The application 

therefore satisfies the criterion in ORS 197.719(2), in that those other 

forest lands are not proposed to be rezoned to industrial use. 

6. ORS 197.719 (3) Notwithstanding a statewide land use planning goal relating to 

urbanization or administrative rules implementing that goal, the governing body of a 

county may amend the county’s comprehensive plan and land use regulations to allow 

an abandoned or diminished mill site to be zoned for any level of industrial use. 

FINDING 6: Similar to ORS 197.719 (2), if land is determined to comply with ORS 

197.719(1), Statewide Planning Goal 14 (Urbanization) does not apply 

and if the applicant were to seek an urban industrial use, a Goal 

Exception would not be required to rezone the land for an urban 

industrial use.  Here, a Goal 14 Exception would not be required in 

any event because the applicant is requesting a change to another 

rural zone, the Resource Industrial Planned Development zone. The 

application therefore satisfies the criterion in ORS 197.719 (3). 

7. ORS 197.719 (4) Notwithstanding a statewide land use planning goal relating to 

public facilities and services or administrative rules implementing that goal, the 

governing body of a county or its designee may approve: 

(a) The extension of sewer facilities to lands that on June 10, 2003, are zoned for 

industrial use and that contain an abandoned or diminished mill site. The sewer 

facilities may serve only industrial uses authorized for the mill site and contiguous 

lands zoned for industrial use. 

(b) The extension of sewer facilities to an abandoned or diminished mill site that is 

rezoned for industrial use under this section only as necessary to serve industrial uses 

authorized for the mill site. 

(c) The establishment of on-site sewer facilities to serve an area that on June 10, 2003, 

is zoned for industrial use and that contains an abandoned or diminished mill site or to 

serve an abandoned or diminished mill site that is rezoned for industrial use under this 

section. The sewer facilities may serve only industrial uses authorized for the mill site 

and contiguous lands zoned for industrial use. 

FINDING 7: The application does not propose, and statute does not permit, the 

extension of sewer facilities to the site. The site contains existing onsite 

sewer and stormwater facilities. The sewer facilities will serve only 

authorized industrial uses. All site development will require an 
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approved site development plan, which will ensure all development 

complies with ORS 197.719 (4) and other Columbia County land 

development requirements. The requirements of ORS 197.719 (4) 

either do not apply to the proposed and permitted development of 

the property, or are satisfied by the application of existing land use 

regulations.  

8. ORS 197.719 (5)(a) A local government, as defined in ORS 174.116, may not 

authorize a connection to any portion of a sewer facility located between an urban 

growth boundary or the boundary of an unincorporated community and the boundary 

of the mill site or the industrial zone containing the mill site, except as provided under 

a statewide land use planning goal relating to public facilities and services or under 

ORS 197.732. 

FINDING 8: There is no sewer facility available between an urban growth 

boundary or unincorporated community and the boundary of the 

proposed industrial-zoned land. All site development will require an 

approved site development plan, which will ensure all development 

complies with ORS 197.719 (5)(a) and other Columbia County land 

development requirements. The application therefore satisfies the 

requirements of ORS 197.719 (5)(a). 

9. ORS 197.719 (5)(b) Sewer facilities approved under subsection (4) of this section 

shall be limited in size to meet the needs of authorized industrial uses and may not 

provide service to retail, commercial or residential development, except as provided 

under a statewide land use planning goal relating to public facilities and services or 

under ORS 197.732. The presence of the sewer facilities may not be used to justify an 

exception to statewide land use planning goals protecting agricultural lands or 

forestlands or relating to urbanization. 

FINDING 9: The site development plan (Exhibit 1), identifies the onsite sanitary 

system and the proposed industrial use of the property. Pursuant to 

statute and county regulations, site development is limited to an 

approved onsite sanitary system properly sized to accommodate the 

industrial uses approved for the site. ORS 197.719 (5)(b) and other 

Columbia County land use regulations prohibit the use of the 

property for retail, commercial or residential development. The 

application satisfies the requirements of ORS 197.719 (5)(b). 

10. ORS 197.719 (6)(a) The governing body of a county or its designee shall determine 

the boundary of an abandoned or diminished mill site. For an abandoned or 

diminished mill site that is rezoned for industrial use under this section, land within 

the boundary of the mill site may include only those areas that were improved for the 

processing or manufacturing of wood products. 
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FINDING 10: The application (Exhibit 1) includes an aerial photograph, a survey 

and a site development plan that show the boundary of the 

proposed industrial zone, along with an explanation of how and why 

the boundary was determined. Considering the identified developed 

area of the properties and the location of the required access, and 

in consideration of applicable property development standards, LDS 

Staff finds that the proposed boundary meets the criterion in ORS 

197.719 (6)(a). 

11. ORS 197.719 (6)(b) For an abandoned or diminished mill site subject to subsection 

(2), (3) or (4) of this section, the governing body of a city or county or its designee 

may approve a permit, as defined in ORS 215.402 or 227.160, only for industrial 

development and accessory uses subordinate to such development on the mill site. 

The governing body or its designee may not approve a permit for retail, commercial 

or residential development on the mill site. 

FINDING 11: The application does not propose any commercial or residential 

development on the property. All proposed development will require 

an approved site development plan. The site development permit 

will not authorize any use other than those permitted by ORS 197.719 

and other applicable land development regulations. The application 

therefore complies with the requirements of ORS 197.719 (6)(b). 

12. ORS 197.719 (7) For land that on June 10, 2003, is zoned under statewide land use 

planning goals protecting agricultural lands or forestlands and that is rezoned for 

industrial use under subsections (2) and (3) of this section, the governing body of the 

county or its designee may not later rezone the land for retail, commercial or other 

non-resource use, except as provided under the statewide land use planning goals or 

under ORS 197.732.  

FINDING 12: The requirements of ORS 197.719 (7) apply only to future proposed 

land use actions. In accordance with ORS 197.719(7), the site shall not 

be rezoned for retail, commercial or other non-resource use, except 

as provided under the statewide land use planning goals or under 

ORS 197.732. 
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B. Columbia County Zoning Ordinance (CCZO) 

1. CCZO Section 300 PRIMARY AGRICULTURE USE ZONE – 80  PA-80 

(A) CCZO 301 Purpose: The Primary Agriculture Zone or Exclusive Farm 

Use (EFU) This district is intended to preserve, enhance, and stabilize 

those prime agricultural lands and farm use areas within the County 

which are being used, and offer the greatest potential, for food and fiber 

production. This district also provides for open space, watershed 

protection, maintenance of clean air and water, and fish and wildlife 

habitat, including the creation, restoration and enhancement of 

wetlands. 

Staff Analysis: The subject property is not located within the PA-80 or other 

EFU zoning district.  The property is located within the Primary Forest (PF-80) 

zone, which is regulated under CCZO Section 500; and is proposed to be 

rezoned to Resource Industrial – Planned Development (RIPD), which is 

regulated under CCZO Section 680.  

CCZO Section 306 regulates conditional uses within the PA-80 zoning 

district.  CCZO Section 306.20 provides decision criteria for designating 

land as an abandoned or diminished mill site. Even though the subject 

property is not located within a PA-80 zoning district, Applicant has 

addressed the criteria and standards in CCZO 306.20. Staff does so here to 

ensure a potential claim of applicable decision criteria is addressed, 

especially because CCZO 306.20.E includes a reference to land zoned 

Primary Forest.  

Notwithstanding that provisions for an abandoned or diminished mill site 

are not contained in CCZO Section 500 or in CCZO Section 680, the 

County is required to administer the provisions in ORS 197.719 for the zoning 

and development of an abandoned or diminished mill site directly from 

statute until corresponding provisions are adopted in local land 

development ordinances. 

APPLICANT STATEMENT: The comprehensive plan pertaining to idled mill sites is 

implemented by Columbia County Zoning Ordinance Under Code Section 

306 CUP Industrial Uses (code is attached).  The idled and partially 

demolished wood chip facility meets the requirements of code section 

306.20(A):  It is outside of the UGB, was closed after January 1, 1980 and still 

contains permanent buildings that were used in wood products production.  

Code section 306.20(B) allows for a comprehensive Plan Amendment to allow 

an abandoned or diminished mill site to be rezoned to Resource Industrial 

Planned Development 680. 
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FINDING 13: The criteria and standards in CCZO 306.20, as they may be 

determined to apply, are consistent with, and are determined to be 

met, when the provisions of ORS 197.719 are satisfied, as presented in 

Findings 1-12 of this report. 

2. CCZO Section 680 Resource Industrial-Planned Development (RIPD) Zone 

(A) CCZO 681 Purpose: The purpose of this district is to implement the 

policies of the Comprehensive Plan for Rural Industrial Areas. These 

provisions are intended to accommodate rural and natural resource 

related industries which: 

.1 Are not generally labor intensive; 

.2 Are land extensive; 

.3 Require a rural location in order to take advantage of adequate rail 

and/or vehicle and/or deep water port and/or airstrip access; 

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

.5 Are consistent with the rural facilities and services existing and/or 

planned for the area; and, 

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

public expense. 

The uses contemplated for this district are not appropriate for location 

within Urban Growth Boundaries due to their relationship with the site 

specific resources noted in the Plan and/or due to their hazardous 

nature. 

FINDING 14: The application is to rezone a 49.34-acre property from the PF-80 to 

the RIPD zoning district. The application states the proposed use of 

the property is to “manufacture a range of wood products for retail 

and private label end users in addition to wholesale lumber 

production.”  

The application states the use would employ 20-25 workers on the 49-

acre property. The property is located two miles from the nearest 

urban growth boundary, within a generally forested area, and is 

served by Highway 47.  

The application demonstrates that the 49-acre property was 

developed and used for log storage, sorting and chipping of forest 

products until 2017, at which time the facility was closed and the 
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chipping portion of the facility was demolished. The site is developed 

with a 24-acre paved area, existing electrical service, wells, roads 

and a stormwater retention pond system. The application states: 

“The property currently has adequate road, power, water and 

stormwater services available on site that are necessary for the 

new mill's operations.  It will not put a burden on any public 

facilities to restart this new mill operation on the idled property. No 

new public services are being proposed at this time other than a 

power capacity increase. The Clatskanie PUD has indicated that 

the proposed power upgrades will not put an undue burden on 

the PUD.” 

Based on the information submitted into the record, staff concludes 

that the proposed use of the property is consistent with the RIPD zone 

statement of purpose as set forth in CCZO 681. 

(B) CCZO 682 Permitted Uses 

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

marijuana growing and producing. 

.2 Management, production, and harvesting of forest products, 

including wood processing and related operations. 

FINDING 15: The proposed Plan map and zoning map amendments are to rezone 

property for industrial use pursuant to ORS 197.719. The proposed 

industrial use is described as the “manufacture (of) a range of wood 

products for retail and private label end users, in addition to 

wholesale lumber production.” The proposed industrial use is a 

permitted use in the RIPD zone under CCZO 682.2, which allows the 

production of forest products, including wood processing and 

related operations. The findings of fact set forth in Finding 14 apply to 

this criterion and are adopted herein by reference. Staff concludes 

the application proposes a use permitted under CCZO 682. 

(C) CCZO 685 Standards 

.1 The minimum lot or parcel size for uses allowed under Section 682 

shall be 38 acres. 

/// 

.3 Access shall be provided to a public right-of-way of sufficient 

construction to support the intended use, as determined by the 

County Roadmaster. 
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FINDING 16: The proposed parcel size is 49.34 acres. The property has deeded 

access to Highway 47 at two locations. Staff finds the application 

satisfies the development standards identified in CCZO 685.  

3. CCZO 1450  Transportation Impact Analysis (TIA) 

If the County cannot properly evaluate a proposed development’s impacts 

without a more detailed study, a Transportation Impact Analysis (TIA) will be 

required.  A TIA must be submitted with a land use application, including a 

propose zone change, if the proposal is expected to involve one or more of 

the conditions in CCZO 1450.1. Consistent with the County’s Guidelines for a 

TIA, a landowner or developer seeking to develop or redevelop property 

must contact the County at the project’s outset. The County will review 

existing transportation data to establish whether a TIA is required. It is the 

responsibility of the applicant to provide enough detailed information for the 

County to make a determination.  

The zone change is requested in order to re-develop the property with a 

timber processing facility similar in operation to the facility that existed on the 

property until 2017. Applicant states the proposed timber processing facility 

would employ 20 to 25 workers. Staff reasons that the proposed use should 

not significantly increase traffic compared to historical levels and activity, 

and that the property and proposed use are served by adequate public and 

private access. 

Applicant Statement: “The county transportation engineer will have an 

opportunity to comment on the proposed development and has been 

notified.  The millsite previously operated for 40 years over existing private 

forestry roads and will continue through a private easement for ingress / 

egress to Hwy 47.  The existing road system will be reused.  Proximity to the 

urban growth boundary will encourage short commute times, carpooling 

and easy access to the mill for employees.” 

Applicant states the primary access to the site will be from the private road 

that connects to Highway 47, involving no County roads. The site has 

secondary access onto Elliott Road, a County road.  As long as the primary 

access remains the private road and no more than 25 trips are generated 

either in the AM or PM peak hour, or no more than 400 daily trips are added 

to Elliott Road there is no trigger for a Transportation Impact Analysis.   

The County conducted a pre-application conference with the applicant and 

affected government agencies, including Public Works Department 

personnel, on December 9, 2021. The County Public Works Department 
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determined that this project would not require a TIA because of the level of 

use and the condition of existing roadways. 

FINDING 17: Based on the facts and traffic analysis described above, staff 

concludes that a Transportation Impact Analysis is not required, and 

that the application complies with the criteria in CCZO 1450.  

4. CCZO 1502  Zone Changes (Map Amendments) 

(A) CCZO 1502 ZONE CHANGES (Map Amendments): There are two 

types of zone changes which will be considered by the Commission: 

Major Map Amendments and Minor Map Amendments. 

.1  Major Map Amendments are defined as Zone Changes which 

require the Comprehensive Plan Map to be amended in order to 

allow the proposed Zone Change to conform with the 

Comprehensive Plan. The approval of 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: 

FINDING 18: The application is to change the zoning designation of a 49.34-acre 

portion of the affected properties from Primary Forest (PF-80) to 

Resource Industrial – Planned Development (RIPD). The current Plan 

designation of the property is Forest Resource. The RIPD zoning 

designation can only be applied to property with a Rural Industrial 

Plan designation. Pursuant to CCZO 1502.1, staff concludes the 

application is a “Major Map Amendment” because the proposed 

zone change requires a concurrent Plan map amendment.   

FINDING 19: Pursuant to CCZO 1502.1A, the Commission will hold a public hearing 

on the proposed map amendments. At the conclusion of the 

hearing, the Commission will make a recommendation to the Board 

to either approve or deny the applications. This action by the 

Commission will satisfy the public hearing and recommendation 

requirement of CCZO 1502.1A. 
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5. CCZO 1502.1A. (Zone Changes – Major Map Amendments) 

(A) CCZO 1502.1A.1. The proposed Zone Change is consistent with the 

policies of the Comprehensive Plan; 

FINDING 20: CCZO 1502.1A.1 requires that the proposed zone change is 

consistent with applicable Comprehensive Plan (Plan) Goals and 

Policies. Applicant addresses the Plan Goals and Policies beginning 

on page 10 of the application (Exhibit 1).  Staff analysis of the 

applicable Plan provisions is contained in Section IV, Subsection C of 

this staff report. The analysis and findings set forth in Staff Report 

Section IV, Subsection C demonstrate compliance with CCZO 

1502.1A.1, and are adopted herein by reference.  

(B) CCZO 1502.1A.2.  CCZO The proposed Zone Change is 

consistent with the Statewide Planning Goals (ORS 197), including 

Goal 12 Transportation and the requirements of the Transportation 

Planning Rule (ORS 660-012-00600); and  

FINDING 21: CCZO 1502.1A.1 requires that the proposed map amendments are 

consistent with the Statewide Planning Goals (Goals). Applicant 

addresses the Goals beginning on page 90 of the application (Exhibit 

1).  Staff analysis of the applicable Goals is contained in Section IV 

Subsection D of this staff report. The analysis and findings set forth in 

Staff Report Section IV, Subsection D demonstrate compliance with 

CCZO 1502.1A.2, and are adopted herein by reference. 

(C) CCZO 1502.1A.3. The property and affected area are presently 

provided with adequate facilities, services, and transportation 

networks to support the use, or such facilities, services and 

transportation networks are planned to be provided concurrently with 

the development of the property. 

FINDING 22: As described in the application materials in Exhibit 1, Applicant’s 

supplemental evidence and argument in Exhibit 2, and Section I of 

this staff report, the property was developed with a log storage, 

sorting and chipping facility until 2017.  Applicant proposes to 

establish a timber processing facility on the property. The record 

shows that the site contains a 24-acre paved surface, stormwater 

retention ponds, existing electrical service, an on-site water source, 

and an internal road system. The property is accessed over a private 

roadway which connects to Highway 47.  
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Applicant is proposing a power capacity increase to serve a future 

mill. The Clatskanie PUD has reviewed the proposal and has 

indicated that the proposed power upgrades will not put an undue 

burden on the PUD.   

Staff finds that the record supports a conclusion that the property 

and affected area are provided with adequate facilities, services, 

and transportation networks to support the use, and that establishing 

the use will not put a burden on public facilities. Staff concludes that 

the proposed zone change satisfies the criteria in CCZO 1502.1A.3. 

6. CCZO 1600 ADMINISTRATION 

(A) CCZO 1603 Quasi-judicial Public Hearings 

1603  Quasi-judicial Public Hearings: As provided elsewhere in this 

ordinance, the Hearings Officer, Planning Commission, or 

Board of Commissioners may approve certain actions which 

are in conformance with the provisions of this ordinance. Zone 

Changes, Conditional Use Permits, Major Variances, and 

Temporary Use Permits shall be reviewed by the appropriate 

body and may be approved using the following procedures: 

 .1  The applicant shall submit an application and any necessary 

supplemental information as required by this ordinance to 

the Planning Department. The application shall be reviewed 

for completeness and the applicant notified in writing of any 

deficiencies. The application shall be deemed complete 

upon receipt of all pertinent information. If an application for 

a permit or zone change is incomplete, the Planning 

Department shall notify the applicant of exactly what 

information is missing within 5 days of receipt of the 

application and allow the applicant to submit the missing 

information. The application shall be deemed complete for 

the purpose of this section upon receipt by the Planning 

Department of the missing information. 

 .2  Once an application is deemed complete, it shall be 

scheduled for the earliest possible hearing before the 

Planning Commission or Hearings Officer. The Director will 

publish a notice of the request in a paper of general 

circulation not less than 10 calendar days prior to the 

scheduled public hearing. Notices will also be mailed to 

adjacent individual property owners in accordance with 

ORS 197.763.  
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[Note: ORS 197.763 requires 20 days notice (or 10 days before 

the first hearing if there will be 2 or more hearings), and that 

notice be provided to property owners within 100' (inside UGBs), 

250' (outside UGBs), or 500' (in farm or forest zones).] 

.3  At the public hearing, the staff, applicant, and interested 

parties may present information relevant to the criteria and 

standards pertinent to the proposal, giving reasons why the 

application should or should not be approved, or what 

modifications are necessary for approval.   

 .4 Approval of any action by the Planning Commission at the 

public hearing shall be by procedure outlined in Ordinance 

91-2.  

FINDING 23: Jeremy Keepers, representing Weyerhaeuser Timber Holdings, Inc., 

submitted the subject application for a Major Map Amendment on 

January 5, 2022.  The application was deemed complete on 

February 2, 2022, and was scheduled to be heard by the Planning 

Commission at its March 7, 2022, meeting. A 35-day Post 

Acknowledgment Plan Amendment (PAPA) notice was provided 

electronically to the Department of Land Conservation and 

Development (DLCD) on January 27, 2022.  Legal notice was publish 

in the Chronicle newspaper on February 23 2022, and in the 

Columbia County Spotlight newspaper on March 25, 2022.  Public 

notice was mailed to the owners of property within 500 feet of the 

subject property on February 8, 2022. The notice was also posted on 

the County web site.  

All required notices were provided at least 10 days prior to the initial 

evidentiary hearing. County staff complied with all processing and 

notification procedures as set forth in CCZO 1603 for Quasi-judicial 

hearings. All public hearings will be conducted in accordance with 

the provisions of CCZO 1603 – Quasi-judicial Public Hearings, and the 

public hearing procedures in Columbia County Ordinance 91-2.  

(B) CCZO 1605 Zone Change – Major Map Amendment 

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 1502.1B. 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 
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recommendation to the Board of Commissioners. The Board of 

Commissioners hearing on the proposed zone change-major 

map amendment will be on the record unless a majority of the 

Board votes to allow the admission of new evidence. 

FINDING 24: This public hearing is to review a Major Map Amendment application.  

The hearing will follow the procedures established in CCZO 1502 and 

1502.1 (A and B) as described in previous Findings. The Commission 

will hold a public hearing and make a recommendation to the Board 

of Commissioners.  The Board will hold a public hearing and make a 

formal decision to approve or deny the proposed Comprehensive 

Plan Map amendment and Zoning Map amendment.  

(C)  CCZO 1607 – Consistency with the Comprehensive Plan 

1607 Consistency with the Comprehensive Plan: All amendments to 

the Zoning Ordinance Text and Map shall be consistent with 

the Comprehensive Plan Text and Maps. 

.1  The Commission shall hold a hearing to consider the 

proposed amendments and shall make a recommendation 

to the Board of Commissioners with regard to the proposed 

amendments. The Board of Commissioners shall hold at 

least one hearing to consider the proposed amendments. 

Both the Commission and the Board of Commissioners 

hearings will require notice in the manner outlined in 

Section 1611. 

FINDING 25: As stated in previous Findings, the request to change the Zoning 

Ordinance Map from PF-80 to RIPD also requires a Comprehensive 

Plan Map Amendment from Forest Resource to Rural Industrial. This 

application is being processed as a Major Map Amendment, 

involving amendments to both the Comprehensive Plan Map and 

the Zoning Map.  Consistency with the Comprehensive Plan is 

evaluated in the findings below.   

The Planning Commission is scheduled to hold a public hearing on 

this application on March 7, 2022.  The Commission will make a 

recommendation to the Board of Commissioners to either approve or 

deny the amendments. A hearing before the Board has not yet been 

scheduled. This is a quasi-judicial hearing.  Notice of the Planning 

Commission hearing was provided in compliance with the 

procedures set forth in CCZO Sections 1603 and 1608.  Notice of the 

Board of Commissioners hearing will also follow the procedures of 

Section 1608. Staff concludes that this criterion is met.   
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(D) CCZO 1608 Contents of Notice 

1608 Contents of Notice: Notice of a quasi-judicial hearing shall contain the 

following information: 

 .1 The date, time, and place of the hearing; 

 .2 A description of the subject property, reasonably calculated 

to give notice as to the actual location, including but not 

limited to the tax account number assigned to the lot or 

parcel by the Columbia County Tax Assessor; 

 .3 Nature of the proposed action; 

 .4 Interested parties may appear and be heard; 

 .5 Hearing to be held according to the procedures established 

in the Zoning Ordinance. 

FINDING 26:  Legal Notice of the Planning Commission hearing was published in 

the Chronicle newspaper on February 23 2022, and in the Columbia 

County Spotlight on March 25, 2022. The legal notice contained all 

information required by CCZO Section 1608.  Prior to the Board of 

Commissioners hearing on this matter, a similar notice, containing all 

applicable information as outlined in CCZO Section 1608, will be 

published in the Spotlight and the Chronicle.  
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C. Columbia County Comprehensive Plan (Plan) 

Columbia County Zoning Ordinance (CCZO) Section 1502.1(A)(1) requires a 

proposed zone change to be consistent with the Columbia County 

Comprehensive Plan (Plan). The following Plan policies apply to this application.  

Policies not addressed have been determined by staff to be not applicable. 

1. Comprehensive Plan Part II.  Citizen Involvement 

FINDING 27:   Part II.  Citizen Involvement 

The Citizen Involvement Plan Element requires the county to provide 

an opportunity for citizens to be involved in all phases of the planning 

process.  Generally, Part II is satisfied when the county follows the 

public involvement procedures set out in State statute and the 

county’s Comprehensive Plan and land use regulations. Compliance 

with these procedures has been determined to be satisfied in staff 

report findings 22-25, above.   

The Clatskanie - Quincy Citizen Planning Advisory Committee (CPAC) 

was notified of the proposed amendments. Land Development 

Services had not received a comment from the CPAC or from area 

property owners at the time this report was prepared. Agency 

comments are identified in Section IV Subsection F of this report.  

Applicant addresses Part II – Citizen Involvement on pages 15-16 of 

the application (Exhibit 1). The County sent public notice to 

government agencies, special districts, the CPAC, and property 

owners. Interested parties may comment prior to and at the two 

public hearings, (Planning Commission and Board of Commissioners) 

that will be held to consider the application.  Staff finds that 

Comprehensive Plan Part II (Citizen Involvement) is satisfied. 

2. Comprehensive Plan Part III.  Planning Coordination 

FINDING 28: Part III.  Planning Coordination 

Comprehensive Plan Part III (Planning Coordination) requires 

coordination with affected governments and agencies.  In 

accordance with CCZO Section 1603, ORS 215.060, and ORS 197.610, 

the County provided hearing notice and an opportunity to comment 

to the Department of Land Conservation and Development (DLCD), 

the Clatskanie - Quincy CPAC members, area property owners, the 

general public, and other relevant governmental entities.   
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This zone change and Plan map amendment is subject to a Quasi-

judicial public hearing process. Following this process, the Planning 

Commission (Commission) will conduct the initial hearing and will 

make a recommendation to the Board of County Commissioners 

(Board), which is the decision-maker for all county Plan and zone 

amendments.  

These hearings are advertised and open to the public, and they 

provide additional opportunity for public and agency comment.  The 

Commission hearing is scheduled for March 7, 2022. The Board 

hearing has not been scheduled. The Part III Planning Coordination 

requirements are satisfied through the public notice process and 

hearing process.  Staff finds that this criterion is met.  

3. Comprehensive Plan Part IV.  Forest Lands: Policy Factors 

The Columbia County Comprehensive Plan (Plan), Part IV. Forest Lands, 

identifies a list of eight (8) factors the County used in developing its Forest 

Lands Plan Policies (Policy Factors).  Applicant identifies and addresses these 

factors on pages 19-24 of the Application (Exhibit 1). The following findings 

include staff analysis along with Applicant’s arguments to show the 

application is consistent with the Forest Lands Plan element.  

(A) Policy Factor 1: Commercial forest production, both in the form of 

traditional raw lumber products and the less traditional woodlot activities, 

are necessary for the continued economic viability of the County. 

FINDING 29: Applicant states that the zone change to RIPD (Resource Industrial) 

and resulting construction and operation of a timber mill at the site: 

“…directly supports Fact 1 by increasing the raw lumber products 

produced in Columbia County. It increases local jobs that are 

often exported out of the county (and State) along with the raw 

materials (logs). Having another mill inside the county gives 

smaller landowners another option to sell the logs produced in the 

county.” 

Staff finds that these factors demonstrate the proposal is consistent 

with Policy Factor 1. 

(B) Policy Factor 2: The existing commercial forest use patterns and 

management practices in Columbia County of large landowners, both 

commercial timber companies and private individuals, have 

predominantly involved the use of 80 or more acre tracts as management 

units for silvicultural and commercial production reasons. These reasons 

include but are not limited to the economics of surveying, planting, 
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thinning, brush removal, harvesting practices and fire, insect and disease 

protection. The County recognizes the importance of encouraging these 

economic efforts in promoting the commercial forest products enterprise 

of the County. 

FINDING 30: Applicant states the zone change does not affect Policy Factor 2 

because:  

“…the property is already developed for a similar industrial use 

that was in operation from approximately 1977 to 2017. The 

existing forest pattern was interrupted in 1977 and remains in that 

state with the fully functional mill site. Over half of the mill site is 

improved with paving, durable road surfaces and stormwater 

ponds. The remaining portion of the property still in forestry use is 

necessary to buffer the industrial use area from surrounding 

residential structures.” 

Staff finds that these factors demonstrate the proposal is consistent 

with Policy Factor 2. 

(C)  Policy Factor 3: The County also recognizes that the forest use pattern in 

the Northwest in general and Columbia County in particular is changing 

as a consequences of actions beyond the County's control. To keep the 

forest production economically viable, the county must encourage 

innovation in growing, harvesting, and processing of forest products and 

allow some flexibility from the traditional use patterns that have made 

Northwest products such a relatively high priced commodity. 

FINDING 31: Staff finds that the proposed zone change supports Policy Factor 2 

because the proposed zone change to RIPD and development of a 

mill on the property supports the processing of forest products as 

described in Policy Factor 3. 

D. Policy Factor 4: This flexibility will be achieved in part by the use of the 80 

acre management unit in Primary Forest zones. 

FINDING 32: The property to be rezoned is approximately 49 acres in size, which, 

due to the historical development of the land, is the maximum size 

required to qualify for industrial zoning consistent with the enabling 

statute in ORS 197.719. The 80-acre management unit described in 

Policy Factor 4 does not directly apply to the property to be rezoned, 

since it will no longer have Primary Forest zoning designation. At the 

same time, the property line adjustment that would create the 49-

acre industrial property would enlarge an adjacent Forest property to 

a size greater than 80 acres. Staff finds this is consistent with Policy 

Factor 4. 
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(E)  Policy Factor 5:  The existing commercial forest use patterns in the 

County, however, are not limited to large ownership tracts that use the 80 

acre management units. There is a second forest use pattern in the 

County consisting of individual private parcel ownerships in lot sizes of 

predominantly the 19-38 acres size. These smaller sized units contribute 

substantially to the existing forest products economy of the County and 

will in the future, with encouragement from the County of high intensity 

woodlot production procedures, provide even greater economic benefits. 

FINDING 33: As explained in Finding 28, above, the establishment of the proposed 

mill in close proximity to available forest resources will increase raw 

lumber production in Columbia County. The presence of another mill 

in the area will provide smaller woodlot owners with another viable, 

nearby option to sell timber grown in the county within the county. 

Staff finds the application is consistent with Policy Factor 5. 

(F) Policy Factor 6:  The County recognizes that including a mixed Forest-

Agriculture zone will encourage forest production on these small 

acreages and provide for management flexibility of the forest products in 

these county-wide clusters of smaller single ownership mixed-use lot 

patterns. 

FINDING 34: Applicant states that: “The rezoned property is located in a transition 

area between smaller and larger forest land parcels. Having the mill 

site located near the smaller sized parcels make them more viable for 

timber production…” and that: “When transportation costs of the raw 

logs are reduced to the mill the land owner is often times able to 

realize a higher profit for their logs. For example mill owners tend to 

acquire and maintain timbered parcels closer to the mill for this same 

reason (reduced hauling costs).” Staff agrees that these potential 

benefits support the purpose of Policy Factor 6. 

(G) Policy Factor 7:  The County also recognizes that urbanization and 

parcelization of valuable forest production land can potentially have 

detrimental effects on the price of available forest production land and 

the cost of planting, maintaining, and harvesting forest products. In order 

to promote forest production, therefore, the County recognizes that it 

must limit the urbanization (including dwelling siting) and parcelization 

activities in forest zones by providing adequate review procedures that 

will assure existing commercial activities and future innovative forest 

practices will be protected. 

FINDING 35: The subject 49-acre property was previously developed with an 

industrial use and will be zoned and re-developed with the same or 

similar industrial use. The property line adjustment will reduce one 
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property to 49.34 acres in size, but will increase the size of an 

adjacent forest parcel to over 80-acres.  That forest property will not, 

by statute, be able to be further developed due to the filing of a 

deed covenant on the land.  Staff finds that this application, 

including the proposed property line adjustment, does not create 

additional units of land.  

The application is submitted pursuant to the statutory provisions of 

ORS 197.719, which permits the industrial development of property 

determined to be an abandoned or diminished mill site. ORS 197.719 

(6)(b) specifically prohibits such land from being used for retail, 

commercial or residential development, which prevents future 

urbanization of the property.  

As established in Policy Factors 5 and 6 above, the zone change will 

not affect the parcelization of the surrounding forestland. Applicant 

argues: “Utilizing this parcel for forest products processing (mill site) 

would tend to preclude it for the use of dwellings as a less desirable 

use. Presently and in the future the highest and best use of the site is 

for industrial use...” Staff finds that the proposed zone change and 

industrial use of the property is consistent with Policy Factor 8. 

(H) Policy Factor 8:  An 80 acre minimum lot size in the primary forest zone 

provides an appropriate management unit for forest purposes, is 

necessary to prevent the encroachment of residential users in the primary 

forest zone. The larger lot size will make the parcels less attractive for 

residential uses and discourage speculation for residential purposes. 

FINDING 36: As established in Policy Factors 5, 6, and 7, above, staff finds the 

property line adjustment and rezone of the subject 49-acre property 

from Forest Resource to Rural Industrial land will not enable or 

promote the parcelization, residential development, or urbanization 

of land within the primary forest zone.  

4. Comprehensive Plan Part IV.  Forest Lands: Goal and Policies 

GOAL: To conserve forest lands for forest uses. 

FINDING 37: As established in previous findings and throughout this staff report, the 

subject 49-acre property is not in forest use and is not suitable for 

forest use.  The property was previously developed as a log sorting 

yard and chipping facility.  

The property contains a 24-acre paved area and an industrial 

stormwater retention facility. A significant portion of the property is 
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comprised of access roads, circulation areas, and other hard 

surfaces, including building sites. Staff concludes that due to the 

historical use of the property and the existing development and 

infrastructure on the property, the property is not forest land and is 

not needed for the conservation of forest lands for forest uses. 

Notwithstanding staff’s conclusion that the property is not forest land, 

Applicant has addressed each Forest Lands Plan Policy and has 

proposed findings to address each one. Applicant’s argument and 

proposed findings are found on pages 22-24 of the application 

(Exhibit 1), and are adopted herein by reference. Staff finds that the 

application is consistent with the Comprehensive Plan Forest Lands 

Goal and Policies. 

5. Comprehensive Plan Part V.  Agriculture: Goal and Policies 

GOAL: To preserve agricultural land for agricultural uses. 

FINDING 38: As established in previous findings and throughout this staff report, the 

subject 49-acre property is not in farm use and is not suitable for farm 

use.  The findings and conclusions in Finding 26, above, apply equally 

to the Plan’s Agriculture Goal and Policies and are adopted herein 

by reference.   

Notwithstanding staff’s conclusion that the property is not farm land 

and that the Agriculture Goal and Policies do not apply, Applicant 

has addressed each Agriculture Policy and has proposed findings to 

address each one. Applicant’s argument and proposed findings are 

found on page 37 of the application (Exhibit 1), and are stated as 

follows: 

“The subject property is not suitable for farming type agriculture 

primarily due to the fact that the more level area that could be 

suitable for farming is paved. Removal of the paving for farm use 

is not cost effective. Additionally, the topography outside of the 

paved area is generally too steep for farming. Limited residential 

use in conjunction is not feasible primarily because farming of this 

property is not feasible.  

The existing road system through this property is supportive of 

timber agriculture on adjoining properties. It is not beneficial to 

any other types of agriculture since these uses do not materially 

exist on nearby properties. There are possible small scale farm uses 

several acres in size on adjoining properties. These uses are not 
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commercial in nature and would not benefit from these road 

systems.  

In summary, the rezone to Industrial does not affect the county’s 

agricultural land supply as this property has not been, is not 

currently and will not in the future be suitable for commercial farm 

use.”  

Staff agrees with Applicant’s argument. Based on the findings 

stated above, these arguments, and the information contained 

within the whole record, staff finds that the application is 

consistent with the Comprehensive Plan Agriculture Lands Goal and 

Policies. 

6. Comprehensive Plan Part VI.  Housing: Goal and Policies 

GOAL: To provide for the housing needs of the citizens of the County by 

allowing adequate flexibility in housing location, type, and density. 

FINDING 39: Applicant addresses the Plan’s Housing Goal and Policies on page 28 

of the application (Exhibit 1), as follows: 

“This rezone to Industrial does not affect the housing land supply 

available for home construction in any way as this property is 

industrial in nature but zoned for forest use. It may have a minor 

impact on housing demand in the local area as an increase in 

jobs may result in an increase in labor force moving into the 

county. It is expected that the nearby town of Clatskanie has 

sufficient capacity for new housing to support this increased labor 

force. In general, the Urban Growth Boundaries (UGB) need to 

maintain a 20 year’s supply of buildable land available for 

housing construction. Most of the housing will need to come from 

within the UGB as the rural properties in the vicinity of the new mill 

are not zoned for residential use.” 

Staff agrees with Applicant’s argument. Based on these 

arguments and the information contained within the whole 

record, staff finds that the application is consistent with the 

Comprehensive Plan Housing Goal and Policies. 

7. Comprehensive Plan Part VII.  Rural Residential: Goal and Policies 

GOAL: It is the goal of the County to provide for the continuation and needed 

expansion of Rural Residential uses on those resource lands where a 

valid exception can be, or has been shown to be, justified. 
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FINDING 40: Applicant addresses the Plan’s Rural Residential Goal and Policies on 

page 30 of the application (Exhibit 1), as follows: 

“The rezone from Forest to Resource Industrial Planned 

Development 680 does not affect the rural residential land supply 

nor does it affect the buffer between rural residential and 

adjoining resource lands. It may result in a slight increase in 

demand for rural properties as the housing needs for the labor 

force will inevitably be split between living in both the rural and 

urban areas. The immediate need for rural residential lots for labor 

will need to be absorbed by existing supply of residential lots. In 

future comprehensive map plan reviews it may require an 

expansion of the rural residential land supply to come from the 

interface area between rural and resource lands. Any expansion 

of this area would be near the town of Clatskanie and this rezone 

would not affect that future supply of interface land as the town is 

about 1 mile from the proposed site.” 

Staff agrees with Applicant’s argument. Further, the application is 

submitted pursuant to the statutory provisions of ORS 197.719, 

which permits the industrial development of property 

determined to be an abandoned or diminished mill site. ORS 

197.719 (6)(b) specifically prohibits such land from being used 

for retail, commercial or residential development. Based on 

these arguments and the information contained within the whole 

record, staff finds that the application is consistent with the 

Comprehensive Plan Rural Residential Goal and Policies. 

8. Comprehensive Plan Part VIII.  Rural Communities: Goal and Policies 

GOAL: To provide for the continuation and expansion of recognized Rural 

Communities at a level commensurate with their rural character and 

need.  

FINDING 41: There are no rural communities in the vicinity of the subject property.  

Staff finds that the proposal does not affect rural communities or the 

Rural Communities Goal and Policies; and that this Plan element does 

not apply. 

9. Comprehensive Plan Part IX.  Urbanization: Goal and Policies 

GOAL: To create and maintain the urban growth boundaries based upon 

Statewide Planning Goal 14, ORS 197.298, OAR 660, Division 24 and 

other relevant state laws as provided in the Background section. 
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FINDING 42: Applicant addresses the Plan’s Urbanization Goal and Policies 

on page 34 of the application (Exhibit 1), as follows: 

“The urbanization goal is designed to promote orderly 

development within the urban growth boundary. As such, the 

rezone project does not adversely affect the development within 

nearby urban growth boundaries. However, public services and 

the ability to provide these services to areas outside of the urban 

areas can become stretched by development outside the core 

areas. Policy 20 seeks to limit development outside of the growth 

boundaries in densities that negatively affect public facilities. 

The new mill site proposed on the rezoned property has a limited 

effect on public services. The site has been developed and 

utilized for industrial use since around 1977 and as such the 

services developed and provided over the years are still 

adequate to support the industrial use. The property has on site 

well water and stormwater systems that do not rely on public 

facilities. Phone, internet, power and roads are the main public 

facilities impacted by the development. The proposed project 

has a minimal impact to these public facilities as discussed in 

Application Section 3. 

The rezone application does not in any way go against the 

urbanization goals and public facilities are not stressed as a result 

of the proposed new mill site.” 

Staff agrees with Applicant’s argument related to the Urbanization 

Goal and Policies. Further, the application is submitted pursuant 

to the statutory provisions of ORS 197.719, which permits the 

industrial development of property determined to be an 

abandoned or diminished mill site. ORS 197.719 (6)(b) 

specifically prohibits such land from being used for retail, 

commercial or residential development. Based on these 

arguments and the information contained within the whole record, 

staff finds that the application is consistent with the Comprehensive 

Plan Urbanization Goal and Policies. 

10. Comprehensive Plan Part X.  Economy: Goals and Policies 

Applicant addresses the Plan’s Economy Goals and Policies on page 

35-38 of the application (Exhibit 1).  Applicant’s argument related to 

each Goal and Policy is cited below. 
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(A) Comprehensive Plan Economic Goals 

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 economic base. 

Applicant Statement: 

“The rezone of this property from Forest to Industrial has a positive effect 

on the local economy and directly supports this Columbia County goal 

to reduce unemployment. Two existing challenges within Columbia 

County are addressed by this project: 1) industrial zoned lands lack 

public facilities; and 2) there has been a decreasing amount of forest 

products related jobs. This rezone project directly supports the plan’s 

stated “opportunities or economic advantages” by providing 

employment in wood processing. The proposed mill site on the rezoned 

industrial land will provide secondary value added forest product 

processing that includes: retail and private label custom wood 

production as well as wholesale lumber production. 

Higher paying jobs in the wood products industry should help keep the 

County’s workforce within the county and reduce the number of workers 

that leave the county for their employment. It may also help reduce the 

migration of younger people out of the area if they have high skilled, 

good wage job nearby in the local economy. 

The existing public infrastructure to the well-developed existing industrial 

site directly addresses a common problem with other similar vacant 

industrial zoned lands. Given the level of existing improvements this 

project supports the county’s goal of increasing wood products 

processing while utilizing industrial land that does not strain public 

services. This is further explained in Section 3 of the application.”   

FINDING 43: Staff finds that these statements adequately address the Plan’s 

Economic Goals and show the application is consistent with these 

Goals.   

(B) Comprehensive Plan Economic Policies 

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

1. Encourage the creation of new and continuous employment 

opportunities. 
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Applicant Statement: The rezone and resulting millsite construction will 

provide temporary high wage construction jobs and between 20 and 25 

full time operational and maintenance jobs when the plant reaches full 

production. 

2. Encourage a stable and diversified economy. 

Applicant Statement: The secondary processing of wood products will 

diversify the local economy and provide good wage manufacturing 

jobs. 

3. Reflect the needs of the unemployed and of those persons 

who will enter the labor market in the future. 

Applicant Statement: There will likely be a migration of skilled workers 

from within the local economy to the millsite jobs. The trickle down effect 

will likely open up entry level jobs in the local economy for other people 

looking to enter or re-enter the work force. 

4. Place the County in the position of being able to respond to 

market opportunities by providing technical assistance in 

locating available sites for development. 

Applicant Statement: The County has an opportunity to respond to 

approve the rezone and capture the opportunity to have a new millsite 

in the County by means of this rezone application process. A pre-

application meeting was held between the County staff and the 

applicant to review the application process requirements. During the 

meeting the county planning outlined the key dates required to process 

the rezone application as well as the permitting process for the final 

millsite construction. This application is submitted in response to the 

defined process requirements. 

5. Encourage the activity of the community organizations 

which work for sound economic development. 

Applicant Statement: The County will involve these community 

organizations as part of the notification and comment periods as well as 

input that can be provided at the public planning commission meeting. 

6. Preserve prime maritime industrial sites from pre-emptive 

uses until needed for industrial uses. 

Applicant Statement: This is not a maritime industrial site so this policy 

does not apply to this project. 
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7. Protect identified aggregate resources until they are extracted, 

and plan for the reclamation and future productive uses of 

those sites. 

Applicant Statement: This is not an aggregate resource area so this 

policy does not apply to this project. 

8. Reserve valuable industrial sites for industrial uses. 

Applicant Statement: This is one of the primary comprehensive plan 

policy objectives being met by this application. This heavily developed 

industrial site within the Forest zone is being rezoned for industrial use 

which is the highest and best use for this developed site. 

9. Encourage the trade and service sectors and the recreation 

industry to ensure greater revenue spending locally. 

Applicant Statement: This project will involve the trade sector primarily 

during the initial construction phase as well as expansion phases during 

the project life. A minor trade component will continue on with the life of 

the millsite which requires routine and major maintenance of the 

operating equipment. 

10. Support 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 

Applicant Statement: These control incentives may be involved during 

this process. These incentives are not the objective of the rezone to 

industrial but may come into play later on during the permitting phases 

of the post rezone construction project. 

11. Coordinate with public utility companies to insure energy 

supplies are available to areas programmed for 

development and redevelopment. 

Applicant Statement: 

“A representative for the proposed purchaser reached out to Clatskanie 

Public Utility District to confirm the available power supply to support this 
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project. The new millsite is estimated to require a 5,000-amp service for 

running the equipment. The original power distribution system to the 

millsite was removed during the chipping system demolition. The site 

currently has a 100-amp underground system to service the 

maintenance shop and the stormwater pumping systems. 

An email response from the PUD, included with this application, shows 

this project’s 5,000-amp service will not create an undue burden on the 

PUD to supply the power to this millsite. 

The PUD letter is contained in Section 3 of the application. Phone and 

internet utilities are not expected to be larger in size than what was 

required by the former operations maintenance building. These services 

are not being proposed to be increased in size and the servicing districts 

were not contacted to provide input to this project. 

There is no public water or sewer available to or near this millsite and 

these services are not required to be made available to the new 

operation after the rezone. The millsite has one industrial well (60 GPM) 

and one municipal well (43 GPM) providing water to the millsite. 

There are two geotechnical wells that were installed during the 

demolition phase of the chipping facility, however these wells do not 

supply any water to the facility. The two water producing well logs have 

been included in Section 3 of the application. 

The property has an onsite stormwater system to capture and process 

runoff from the facility. This system consists of three ponds and a series of 

pumps and gravity flow to move the water in the pond system. 

Additionally, there is an existing sanitary sewer that supplies necessary 

on-site disposal with no need for connection to any public disposal 

services. 

Upon construction of the new mill additional sanitary services will likely 

be required to support the operations and maintenance staff in the 

production area of the mill. It is likely that the onsite system will have to 

be expanded or a new larger system installed. The site has excess lands 

to support an increased sanitary system on site, which will be subject to 

review and approval by the County Sanitarian. 

In summary, the electrical power supply for the proposed future use is 

available to the property without putting any undue burden on the local 

PUD (see attached email in application Section 3). Water supply, 

stormwater disposal and sanitary sewer disposal capacity is available 
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onsite and does not need any public services for these functions. The 

property has a negligible impact on public facilities to be used as an 

industrial site.” 

12. Encourage new industrial growth within the urban areas so as to 

utilize existing public facilities. 

Applicant Statement: This fully developed industrial site is not located 

within the urban area. However, it is within one mile of an urban area so 

it generally supports this policy as well as directly supporting several of 

the policies in Goals 9 and 10 above. 

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 Industrial district to 

facilitate this policy.  

Staff Analysis: This project is not within close proximity to an airport. The 

proposed industrial use does not need and would not benefit from 

access to an airport or airport industrial district. 

FINDING 44: Staff finds that the above statements and analysis adequately 

address the Plan’s Economic Policies, and supports a conclusion that 

the application is consistent with these Plan Policies. 

11. Comprehensive Plan Part XI.  Commercial 

FINDING 45: The record shows that the proposed rezone does not involve or affect 

the County’s supply of commercial land. This application is submitted 

pursuant to the statutory provisions of ORS 197.719, which permits the 

industrial development of property determined to be an abandoned 

or diminished mill site. ORS 197.719 (6)(b) specifically prohibits such 

land from being used for retail or commercial development.  Staff 

finds that the Commercial element of the Comprehensive Plan does 

not apply to this application.  

12.  Comprehensive Plan Part XII.  Industrial Siting 

This section of the staff report presents analysis of the Comprehensive Plan 

Part XII. Industrial Siting, Industrial Economic Analysis in sub-section (A); 

Industrial Lands Exceptions in sub-section (B); and Goals and Policies in sub-

section (C). Applicant addresses the Plan’s Industrial Siting element on pages 

41-47 of the application (Exhibit 1).  Applicant’s arguments addressing 

Comprehensive Plan Part XII. Industrial Siting are adopted herein by reference 

and are incorporated into the findings below. 
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(A) Comprehensive Plan Industrial Siting: Industrial Economic Analysis 

Applicant provides the following argument regarding the Industrial Siting: 

Industrial Economic Analysis Plan element on pages 41-44 of the 

application (Exhibit 1): 

“This rezone to Industrial and subsequent millsite development will 

support this policy to develop high wage industrial jobs within 

Columbia County. This will develop, attract and keep a skilled labor 

force within Columbia County.  It is more likely that the labor for these 

mill jobs will come from within the county from workers displaced from 

other closed or reduced manufacturing jobsites. This will tend to open 

up entry level jobs for first time workers or workers re-entering the work 

force. 

This millsite project will help move the county’s manufacturing job 

ratio from its last measured ratio of 1:3.99 (year 2000) towards the 1:2 

goal. 

This project will impact an area outside of an urban center. The area 

is very near Clatskanie which in the year 2000 had 2 vacant acres 

inside the UGB and 31 vacant acres outside the UGB. This project 

more than doubles the vacant industrial land supply in the Clatskanie 

“area” outside of the UGB. 

The goal density of worker to vacant land outside of the UGB is 1.5 

workers per acre. This project is estimated to result in approximately 

0.4 to 0.5 workers per acre. Part of the reason for this lower worker 

density is that approximately 50% to 60% of the available industrial 

land is taken up with log storage. There is a significant amount of land 

used for raw material storage versus the amount of land (and 

workers) required to process the raw materials (logs) into lumber. 

The newly zoned Industrial land outside the UGB will be added to the 

inventory and then immediately utilized to increase the 

manufacturing job density. The proposed lumber manufacturing 

operation labor density of 0.4 to 0.5 workers per acres is higher than 

the previous chipping operation that was operated from 

approximately 1978 to 2017. 

In support of Conclusion 1 there are 20 to 25 jobs created by the 

rezone and subsequent millsite development which moves the 

county towards the desired goal of 3,700 new jobs in Columbia 

County by the year 2000 (and beyond). It will slightly increase the 
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manufacturing job ratio which moves the needle more towards the 

1:2 ratio goal in conclusion 2. It adds 49 acres of industrial land as 

desired by the Conclusion 1 goal and immediately adds jobs to 

increase the county’s manufacturing job ratio in Conclusion 2. 

It should be noted that the rezone of this property is not an Exception 

to Goals 3 and 4 under the “Industrial use of abandoned or 

diminished mill sites” under ORS 197.719. 

This amendment to the County’s comprehensive plan is specifically 

addressed in this Application Section 2. Section 2 details how the 

idled millsite meets the criteria of ORS 197.719.” 

FINDING 46: Staff finds that the Applicant’s statements and analysis presented 

above adequately address the issues and objectives identified in the 

Plan’s Industrial Siting: Industrial Economic Analysis element, and 

supports a conclusion that the application is consistent with this Plan 

element. 

(B) Comprehensive Plan Industrial Siting: Industrial Lands Exceptions 

FINDING 47: The Industrial Siting element of the Comprehensive Plan includes the 

following statement under the heading of “Industrial Lands 

Exceptions”: 

Columbia County has a need for more vacant industrial land than 

is available within the UGBs (see Industrial Economic Analysis 

above). In order to satisfy the need, Columbia County has 

designated five (5) sites outside of the UGB's as industrial.  

The five industrial exception areas are identified as the 

Prescott, Scappoose Industrial Airpark, Reichhold Chemicals, 

Port Westward, and Bernet sites.  

Unlike those exception sites, under the provisions of ORS 

197.719, land determined to be an abandoned or diminished 

mill site does not require an Agricultural Land, Forest Land, or 

Urbanization “Goal Exception” to apply an RIPD zoning 

designation to the land and develop the land for industrial 

use.  Based on the factors identified within the Plan’s Industrial 

Siting: Industrial Exception Areas element, and the record as 

provided in this staff report, staff finds that the application is 

consistent with this Plan element. 
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(C) Comprehensive Plan Industrial Siting: Industrial Development Goals and 

Policies 

Applicant argument addressing the Industrial Siting: Industrial Goals and 

Policies Plan element is provided on pages 45-47 of the application 

(Exhibit 1). The Goals and Policies, and Applicant’s argument and 

proposed findings regarding these goals and policies, is provided below. 

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. 

Applicant Statement: The rezone and resulting millsite will add 

secondary forest products processing jobs to the County’s job 

inventory without removing manufacturing jobs elsewhere in the 

county.  This opportunity also utilizes the natural resources (logs) 

generated from within the county to produce lumber which is a value-

added product. 

2. Encourages a stable and diversified economy. 

Applicant Statement: Secondary manufacturing requires a large 

capital investment.  These investments tend to operate long term due 

to the large upfront cost which makes them a stable employer. 

3. Reflects the needs of the unemployed and of those persons who 

will enter the labor market in the future. 

Applicant Statement: This opportunity will provide higher than average 

wage jobs.  The workers are expected to come from lower wage jobs 
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within the local labor market.  The lower wage jobs can then be filled 

with workers seeking to re-enter the labor market or first-time workers. 

4. Places the County in the position of being able to respond to 

market opportunities by providing technical assistance in 

locating available sites for development. 

Applicant Statement: The primary impact on County resources will 

be the processing of this Application.  We have talked to the fire 

department and they would like to provide feedback on the new 

mill layout and fire system design.  Typically the mill personnel are 

the first responders to a fire event.  The fire department will respond 

and if needed will mop up or take over if the fire gets too large and 

requires specialized firefighting skills.  

5. Recognizes the existence of sites suitable to be developed as 

deep-water ports but are not needed at this time. 

Applicant Statement: Deep water ports are not affected by this rezone 

and millsite development.   

6. Reserves valuable industrial sites for industrial use. 

Applicant Statement: This rezone allows an existing valuable fully 

developed industrial site to be used for an industrial use.  This rezone to 

industrial directly meets this policy objective. 

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  

Applicant Statement: The rezone does not directly affect tax incentives.  

The rezone process however, places restrictions on the site that it cannot 

be used for commercial purposes in the future. 

8. Coordinates with public utility companies to insure energy 

supplies are available to areas programmed for development 

and redevelopment. 
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Applicant Statement: Section 3 of the Application contains the 

communication with the PUD that shows the proposed millsite and 5,000-

amp service will not place an undue burden on the Clatskanie PUD. 

9. Assures land which is already used as industrial or irrevocably 

committed to industry shall be so designated. 

Applicant Statement: This property is already irrevocably committed to 

industrial use.  Converting to a resource use is not cost effective and will 

not happen.  The rezone will ensure that industrial land already 

committed to industrial use will be put back into productive use. 

10. Directs labor intensive industries and/or industries needing 

extensive public facilities to sites within urban growth 

boundaries. 

Applicant Statement: This property was put into industrial use at a time 

when urban growth boundaries were just being considered and 

established.  The site does not need extensive public facilities from the 

urban area. The only utility expected to be expanded is the power 

supply, which is available from the local PUD as explained in Application 

Section 3. 

11. Directs industries that are either land extensive, resource 

related, marine related, and/or incompatible with urban 

populations to those sites which are appropriate to the use and 

are currently zoned for that use. 

Applicant Statement: It is more compatible to continue with the historic 

industrial use in the rezone location than to try to move create a new use 

in an industrial area within a UGB. 

12. Is consistent with the exception statements for those sites 

requiring an exception to the applicable resource goal. 

Applicant Statement: No resource goal exceptions are required for the 

rezone to Resource Industrial Planned Development (680).  ORS 197.719 

allows for diminished or abandoned millsites to be rezoned to industrial 

without requiring an exception to Goals 3 & 4.  The adherence to the 

diminished millsite requirements stated in ORS 197.719 are located at the 

end of Application Section 2. 

FINDING 48: Staff finds that the above statements and analysis adequately 

address the Plan’s Industrial Siting: Industrial Development Goals and 
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Policies, and supports a conclusion that the application is consistent 

with these Plan Goals and Policies. 

(D) Comprehensive Plan Industrial Siting: Resource Industrial Development 

Goals and Policies 

Applicant argument addressing the Industrial Siting: Industrial Goals and 

Policies Plan element is provided on pages 45-47 of the application 

(Exhibit 1). The Goals and Policies, and Applicant’s argument and 

proposed findings regarding these goals and policies, is provided below. 

GOAL:  

It is a goal of the County to provide for industrial development on rural 

lands when such development can be shown to support, utilize, or in 

some manner be dependent upon, the natural resources of the area. 

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

1. Designate as Rural Industrial in the Plan those lands which are currently 

being utilized or which are recognized as being needed to accommodate 

rural and natural resource industries. 

Applicant Statement: The property being rezoned was used as a 

heavy industrial site for a period of nearly 40 years until it was closed in 

2017.  Since closure in 2017 it has been used as a staging site for 

several local large construction projects.  It is currently underutilized 

and is not in use (vacant).  The existing approximate 24 acre paved 

log yard has been maintained as well as the pumping systems for the 

stormwater ponds.  An existing 3,000 +/- square feet maintenance 

shop is located on the property and it is not in use.  

2. Implement the Rural Industrial plan designation through the use of 

a single Resource Industrial Planned Development zone. 

Applicant Statement: A single zone is not possible for this property 

as it was developed as an industrial site in the late 1970’s and is not 

located near any other developed industrial properties. 

3. Restrict industrial development on land zoned Resource 

Industrial Planned Development to those uses that: 

A. Are not generally labor intensive; 

B. Are land extensive; 
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C. Are located with adequate rail and/or vehicle and/or deep 

water port and/or airstrip access; 

D. Complement the character and development of the surrounding 

area; 

E. Are consistent with the rural facilities and existing and/or planned 

for the area; and, 

F. Will not require facility and/or service improvements at public 

expense; or, 

G. Are not appropriate for location within Urban Growth Boundaries 

due to their hazardous nature. 

Applicant Statement: Restricting the uses on this site during the rezone 

process would not be beneficial as it is being put back into a very similar 

use to what previously existed.  It will not put an undue burden on the 

public utility districts and is consistent with the resource uses on 

surrounding properties. 

FINDING 49: Staff finds that the above statements and analysis adequately 

address the Plan’s Industrial Siting: Resource Industrial Development 

Goals and Policies. Applying the RIPD zone to the land permits rural 

industrial uses on the land, while restricting urban industrial uses. The 

proposed rural, resource-related industrial use is consistent with the 

RIPD zone. Staff finds that the application and the proposed use are 

consistent with the Industrial Siting: Resource Industrial Development 

Goals and Policies. 

13. Comprehensive Plan Part XIII.  Transportation 

The Goal of the Comprehensive Plan Transportation element is:  

The creation of an efficient, safe, and multi-modal transportation 

system to serve the needs of Columbia County residents. 

Transportation Policy 2 is applicable to this proposed zone change.  

Policy 2 states: 

The dedication of adequate rights-of-way to meet the standards set in the 

Transportation Plan shall be required of any person seeking a Zone 

Change, Conditional Use Permit, Subdivision, or Partition. The developer 

of a subdivision in an urban growth area will be required to make the 

appropriate improvements to any related street to meet the roadway, 

access spacing, and mobility standards set in a Transportation Plan. 
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Policy 2 is intended to ensure that proposed development is served by 

adequate public road access. The proposed zone change is specific to the 

subject 49-acre property and does not involve a subdivision or an urban 

growth boundary. The property will be accessed from Highway 47, a State 

Maintained Highway, over an existing private, paved roadway that is under 

the control of the property owner, and that is improved to withstand heavy 

log truck traffic. The application states the property also has a secondary 

access from Highway 47 via Elliot Road, a county road. The Road Department 

has indicated traffic to the site will be limited to the private, paved roadway 

and that trucks will not be permitted to use the unimproved public roadway.   

Applicant proposes to establish a timber processing facility on the property 

that would employ 20 to 25 workers. The property was developed with a 

similar use from the late 1970s until 2017.  Staff reasons that the proposed use 

should not significantly increase traffic compared to historical levels and 

activity, and that the property and proposed use are served by adequate 

public and private access. 

Applicant Statement: “The county transportation engineer will have an 

opportunity to comment on the proposed development and has been 

notified.  The millsite previously operated for 40 years over existing private 

forestry roads and will continue through a private easement for ingress / 

egress to Hwy 47.  The existing road system will be reused.  Proximity to the 

urban growth boundary will encourage short commute times, carpooling 

and easy access to the mill for employees.” 

Applicant must use Highway 47 as main access for heavy truck and 

equipment traffic. Palm Hill Road and Elliott Road are not suitable for heavy 

truck traffic due to the steep grades and hairpin turns on Palm Hill Road.  

If the applicant would like to use Elliott Road as a secondary or emergency 

access for passenger vehicles only, they will need to obtain an access permit 

from the Public Works Department. 

The County Road Department reviewed the application and did not 

recommend a Transportation Impact Analysis (TIA). Oregon Department of 

Transportation was notified of the proposed zone change and final use and 

had not responded with comments at the time this staff report was prepared.   

FINDING 50: Staff finds that the safety and efficiency of the transportation network 

in the area, specifically Highway 47 and other roads leading to 

Clatskanie would not be compromised as a result of this proposal. 

Staff also finds that the private access to the site and the internal 

vehicle circulation areas are sufficient for the use.   



PA 22-01 & ZC 22-02 Page 46 of 61 

Elliott Road, a County Road, is not permitted to be used as the 

primary access to the site.  If, in the future, the use of the access off 

of Elliott Road changes, a Transportation Impact Analysis may be 

required. Staff therefore concludes the application is consistent with 

the goals and policies of Comprehensive Plan Part XIII: 

Transportation.  

14. Comprehensive Plan Part XIV.  Public Facilities and Services 

The Goal of the Comprehensive Plan Public Facilities and Services element is: 

To plan and develop a timely, orderly, and efficient arrangement of public 

services as a framework for urban and rural development. 

Public Facilities and Services Policy 1 is applicable to this proposed 

zone change. The stated intent of Policy 1 is to: 

Require that adequate types and levels of public facilities and services be 

provided in advance of or concurrent with development. 

The Comprehensive Plan Public Facilities and Services Goal and Policies are 

primarily intended to address development with urban growth boundaries 

and high density rural area development such as may occur within rural and 

industrial exception areas. The property is not within or proposed to be within 

an urban or rural exception area.   

Applicant addresses the Public Facilities and Services Goal and Policies on 

page 53 of the application (Exhibit 1).  

Applicant Statement: “The public facilities available for the proposed 

millsite are fire, public safety, transportation and power.  Service 

agreements with the local fire department will be established once the fire 

department has the opportunity to comment on the design of the facility.  

The fire department has commented that the proposed millsite will not 

cause an undue burden on the fire service as long as the tax base 

supports them.  Public safety will be involved to the extent it will be part of 

the sheriff’s department service area, outside of the urban growth 

boundary.  The local arterial and feeder roads were used for 40 years by 

the previous mill.  It is expected that local roads will support the returning 

traffic (mostly to Hwy 47).  The local PUD has been contacted and power 

service verified, not causing an undue burden on the utility (see email in 

section 3 response).” 
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FINDING 51: As has been established throughout this report, the proposed 

industrial use will be served by on-site facilities, and the use does not 

require the development of new public facilities or services. Staff finds 

the application is consistent with the goals and policies of 

Comprehensive Plan Part XIV: Public Facilities and Services.  

15. Comprehensive Plan Part XV.  Energy Conservation 

The Goal of the Comprehensive Plan Energy Conservation element is:  

To strive for an energy efficient land use pattern based upon sound economic 

principles. 

Energy Conservation Policy 1 is applicable to this proposed zone 

change. The stated intent of Policy 1 is that: 

The County shall encourage energy saving building practices in all future 

commercial and industrial building. 

Applicant addresses the Energy Conservation element on page 54 of the 

application (Exhibit 1).  

Applicant Statement: “With building a state-of-the-art mill facility, 

comes all the modern efficient equipment and processes possible.  

Although lumber is the primary output of the mill, chips and hog-fuel 

production ensure near zero waste of forest products.  Modern VFD 

motors and efficient lighting would be standard in a new facility of this 

type.  The development would strive to build a facility as energy 

efficient as possible.  The facility is within a short distance from the town 

of Clatskanie, limiting commuting energy and encouraging carpooling 

for those employees who live in the town.”  

FINDING 52: Staff finds the application is consistent with the goals and policies of 

Comprehensive Plan Part XV: Energy Conservation.    

16. Comprehensive Plan Part XVI.  GOAL 5:  Open Space, Scenic and Historic 

Areas, and Natural Areas 

The purpose of the Comprehensive Plan Goal 5 element is to conserve open 

space and protect the identified natural and scenic resources in Columbia 

County as defined by Statewide Planning Goal 5 and the implementing 

administrative rule.  The potential impacts to Fish and Wildlife Habitat and 

Water Resources must be evaluated to establish whether the application 

satisfies the requirements of Statewide Planning Goal 5, and of this 

corresponding Plan element,.  
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Applicant addresses the Comprehensive Plan Goal 5 element on pages 55-76 

of the application (Exhibit 1). The following applicant statements address the 

various elements of Plan Part XVI. Goal 5.  

Goal 5: Open Space 

The purpose of this Plan element is to conserve open space and protect the 

identified natural and scenic resources in Columbia County as defined by 

Statewide Planning Goal 5 and the related administrative rule.  

Applicant Statement: It is the intent of this development to preserve 

open space by maintaining forested areas and developing within 

the parameters of the previous millsite.  This will maintain aesthetic 

value from Hwy 47(scenic hwy), and limit development to as small 

an area as possible.  There are large open spaces left forested and 

no development is expected other than on previously developed 

areas. 

Goal 5: Surface Mining 

No surface mining activity is existing or proposed on the subject property. This 

element does not apply. 

Goal 5: Energy 

There are no known deposits of energy materials or sources on the property.  

This element does not apply. 

Goal 5: Fish and Wildlife Habitat 

The Goal of the Fish and Wildlife Habitat Plan element is to protect and 

maintain important habitat areas for fish and wildlife in Columbia County.  

The County’s Comprehensive Plan includes sections covering Big Game, 

Columbian White-Tailed Deer, Fish, Furbearer, Waterfowl, Non-Game Wildlife, 

and Upland Game Habitats. 

Applicant Statements:  

Big Game Habitat 

 “All standards associated with peripheral Big Game Habitat will be 

met. It is not believed to be a conflicting use by approving 

development on this idled millsite in a peripheral habitat area. All 

forested/replanted areas will be maintained as habitat and forest 

production.  Existing roads and development areas will be reused, 
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limiting adverse effects on any undeveloped potential habitat areas.  

The diversity (topography, ponds, reprod, mature trees, etc.) of the 

property has many forage and cover opportunities for wildlife.  The PF-

80 zoning currently is compatible with the peripheral habitat 

designation, and will continue to do so after the zone change to 

Industrial.  County habitat maps are included.” 

Columbian White-Tailed Deer Habitat 

“This property is out of the mapped Columbia County white-tailed deer 

habitat, siting standards for peripheral big game habitat will be 

maintained (county maps included).” 

Fish Habitat 

There are no fish bearing streams on the property. 

Furbearer Habitat 

“By maintaining approximately 1/3 of the property as forestland, with 

drainages and state/county mandated buffers, any existing fur-

bearing habitat will be maintained.” 

Waterfowl Habitat 

“Although there are no mapped riparian areas on this property, existing 

drainage ponds serve as a draw to waterfowl and promote waterfowl 

habitat.  The existing ponds are planned to be reused and stay in their 

current form.” 

Non-Game Wildlife Habitat 

“Approximately 1/3 of the rezone property will remain forest land and 

has been re-planted from a recent harvest.  Limiting development to 

the old millsite and using existing roads is the best way to reduce the 

impact of Non-Game Wildlife Habitat.” 

Upland Game Habitat 

This area does not contain upland game habitat. 

Fish and Wildlife Habitat Goals and Policies 

“It is the goal to protect fish and wildlife habitat from adverse effects 

from this proposed development.  According to county resources 

(maps included), the proposed development site is out of mapped 

natural areas, sensitive plant areas, wetland and hydric soils areas.  It is 
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out of the big game habitat area but within the “peripheral” big game 

habitat area.  All efforts will be made to comply with the requirements 

of development within the peripheral area.  Having adequate buffers, 

limiting development to existing paved areas and using an existing 

road system are planned ways to reduce negative impact on wildlife 

habitat.  Clustering buildings if possible and staying away from 

potentially wet or riparian areas around the ponds are understood as 

well.” 

Goal 5: Natural Areas 

Applicant Statement: “There are no ecologically significant features 

mapped on this property or in the natural area registry.  It is primarily 

forestland and some industrial infrastructure.  There are some steeper 

sloped areas and a long ridge that runs along Hwy 47.  There is no 

indication this site could potentially be a significant natural area.” 

Goal 5: Water Resources 

Applicant Statement:  

“There are stormwater mitigation and erosion control measures that have 

historically existed on the idled millsite and will be shown on the submittal 

site plans.  Any new development will be brought to all modern federal, 

state and local requirements.  There is an existing stormwater pond system 

that the future development will utilize.  The system is more than adequate 

in size to accommodate the proposed future development.  The goal is to 

maintain water quality and resources in Columbia County.  There are also 

two active wells on the property that may be used, reducing the need to 

potentially drill more wells (well logs included).  There are no riparian areas, 

wetlands or fish bearing streams on the property or near the development 

area (only existing runoff ponds).” 

Goal 5: Historic and Cultural Areas 

The property has been developed with industrial use since the 1970s, 

including extensive amounts of paved and other hard surfaces. There are no 

know historic or cultural areas on the property. 

Goal 5: Oregon Recreational Trails 

The property does not contain any recreational trails and there are not 

recreational trails in the immediate vicinity. 
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Goal 5: Scenic Sites, Views and Highways 

Applicant Statement: “Although the development address is off of scenic 

Hwy 47, the mill development cannot be seen (or very difficult to see) from 

the highway.  There is a large hill and forestland between the 

development area and the highway, obscuring it from sight.  There is no 

degradation of aesthetic appearance due to the zone change and the 

proposed development.” 

Goal 5: Scenic Waterways 

There are no designated scenic waterways in Columbia County. 

FINDING 53:  Based on the evidence and argument provided above, staff finds 

the application is consistent with Comprehensive Plan Part XVI.  

GOAL 5: Open Space, Scenic and Historic Areas, and Natural Areas. 

17. Comprehensive Plan Part XVII.  Recreational Needs 

The Goal of the Recreation Needs section is to satisfy the recreational needs 

of the citizens of Columbia County and its visitors. 

Applicant Statement: “The rezone subject site and surrounding property (is) 

mostly private forestland and is not available for public recreation. The 

proposed development will not diminish local access to recreational 

opportunities on adjacent lands.” 

FINDING 54:  Staff finds that the application is not affected by and is consistent 

with Comprehensive Plan Part XVII. Recreational Needs. 

18. Comprehensive Plan Part XVIII.  Air, Land and Water Quality 

The Goal of the Comprehensive Plan Air, Land and Water Quality element is: 

“To maintain and improve land resources and the quality of the air and water 

of the County.”  

Policy 1 is to: “Work with appropriate State and Federal agencies to ensure 

State and Federal water, air, and land resource quality standards are met.”  

Policy 2 requires that any future development that is proposed on the subject 

property: “Comply with all applicable State and Federal standards and 

regulations regarding noise pollution.”  
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Noise 

The property is within an area of primarily forested land. There are no urban 

growth boundaries, rural residential exception areas, or other densely 

developed residential areas nearby. There are two PF-80-zoned properties 

adjacent to the proposed mill site.  Those property owners have contacted 

the Land Development Services (LDS) staff and expressed noise concerns. No 

nearby property owners had submitted written comments into the record at 

the time this staff report was prepared.   

The proposed use is similar to the industrial facility that operated on the 

property until 2017. The proposed industrial operation is subject to and will be 

regulated by Department of Environmental Quality (DEQ) industrial noise 

standards.   

Land 

According to the applicant, the existing septic system was in compliance 

when previous industrial use was discontinued in 2017. Any new development 

will be required to meet the requirements and standards administered by the 

County Sanitarian.  The location of septic, drainage and waste control 

systems will be identified and determined to be in compliance during the site 

development review, prior to operation of any industrial use on the property. 

Water Quality 

The property contains an existing industrial stormwater drainage system. Any 

industrial development of the property is required to obtain a Design Review 

Permit. The Design Review Permit will require the property owner to comply 

with adopted permit requirements to protect air, land and water quality 

during site development and during the operation of the facility.  

Applicant Statement:  

“The goal is to comply with all regulations regarding air and water quality.  

Managing septic systems, spill control measures, maintaining 

sediment/runoff controls and adequate filtration measures are a priority to 

protect air, land and water quality. The previous mill was required to 

comply with all environmental assessment requirements and had 

maintained all required permits pertaining to air, land and water quality.  

All new development will meet required standards.  The proposed new 

development will utilize the existing three pond, gravity fed stormwater 

system.  The stormwater ponds are projected to adequately support the 

new development.”   

FINDING 55:  Staff finds that the application is consistent with Comprehensive Plan 

Part XVIII. Air, Land and Water Quality. 
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19. Comprehensive Plan Part XIX.  Natural Disasters and Hazards 

Slopes: The property contains some forested and replanted areas with 

slopes greater than 30 percent. Applicant states that: “Adequate 

buffers for runoff and erosion control mitigation strategies have been in 

place in the past and are expected to continue to be prioritized.” The 

record shows the property contains a stormwater retention pond system. 

Floodplain: There are no mapped flood hazard areas on the property. 

Landslide Hazard Areas: The application includes a copy of the county’s 

landslide hazard map. The landslide hazard map shows that some forested 

areas of the property contain high landslide hazard areas; however there are 

no high hazard areas within the developed areas of the property.  

Earthquake Hazards: The Plan states that no definitive study of earthquake 

potential has been conducted in Columbia County. The Plan also states there 

is one known fault in the County, located between Clatskanie and Rainier, 

but that no recent fault activity has been recorded. The Plan concludes that: 

“Earthquake hazards in the county appear nominal, and special precautions 

appear unnecessary.”  

Soils: The County soil survey shows that the property is predominantly Anunde 

silt loam soil with slopes of 3-30%. The application demonstrates that the soils 

on the property are not associated with slope hazards, low shear strength, 

mass movement, or high water tables. 

Applicant Statement: “There are no mapped hazard areas in the area of 

development.  Any construction will comply with the uniform building 

code and necessary setbacks from natural hazards. Development will not 

be taking place in areas with excessive slopes or erosion prone areas.  

Erosion control prevention and current DEQ permits were in place when 

previous mill was closed and the same is expected with any new 

development proposed.” 

FINDING 56:  Based on the above analysis, Staff finds that the application is 

consistent with Comprehensive Plan Part XIX. Natural Disasters and 

Hazards. 

20. Comprehensive Plan Part XX.  Willamette River Greenway 

FINDING 57: The property is not within the Willamette River Greenway. This Plan 

element does not apply. 
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D. Oregon Statewide Planning Goals 

Columbia County Zoning Ordinance (CCZO) Section 1502.1(A)(2) requires a 

proposed zone change to be consistent with the Statewide Planning Goals (ORS 

197), including Goal 12 Transportation and the requirements of the Transportation 

Planning Rule (ORS 660-012-00600). The following Statewide Planning Goals (Goals) 

apply to this application.  Goals not addressed have been determined by staff to 

be not applicable. 

Applicant addresses the applicable Goals on pages 90-92 of the application 

(Exhibit 1). Below are Staff’s and Applicant’s responses to OAR Chapter 660 Division 

15: Statewide Planning Goals and Guidelines.   

Goal 1 – Citizen Involvement 

Goal 1 requires opportunity for citizens to be involved in all phases of the planning 

process.  Goal 1 is satisfied when the County follows the public involvement 

procedures set out in statute and in its acknowledged Comprehensive Plan and 

land use regulations. 

Applicant Statement: “The importance of providing widespread citizen 

involvement as much as possible is understood as a state goal.  

Communication, community involvement and information for the project will 

be available as much as possible.” 

For quasi-judicial Comprehensive Plan Amendments and Zone Changes, the 

County’s land use regulations, ORS 215.060 and ORS 197.610 require notice to the 

public and to the Department of Land Conservation and Development (DLCD). 

Public hearings before the County Planning Commission and Board of 

Commissioners are also required.  The record shows the County has complies with 

these public notice and hearing requirements. By complying with these regulations 

and statutes, as the County has complied with Goal 1. 

Goal 2 – Land Use Planning 

The purpose of Goal 2 is: “To establish a land use planning process and policy 

framework as a basis for all decisions and actions related to use of land and to 

assure an adequate factual base for such decisions and actions.”  Goal 2 requires 

County coordination with affected governmental entities when revising the 

County’s Plan and land use regulations. Goal 2 includes standards for taking 

exceptions to statewide goals.  An exception may be taken when a statewide 

goal cannot or should not be applied to a particular area or situation.  

 

https://secure.sos.state.or.us/oard/displayChapterRules.action;JSESSIONID_OARD=j4sMnQ30E5z46nOUxMHlGitb4PMhapV6S1Y8uTEDFYc66mqM7C8a!2121836845?selectedChapter=124
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Applicant Statement: “City, county, state and federal agency and special 

district plans and actions related to land use shall be consistent with the 

comprehensive plans of cities and counties and regional plans adopted under 

ORS Chapter 268”.  “This project will be consistent with the comprehensive plan 

of Columbia County and any regional adopted plans.  It is the intent to comply 

with and be aware of any social, economic, energy and environmental needs 

brought forward by this project.  Appropriate public comment opportunities 

and review is expected for affected parties throughout this proposal.  Sufficient 

time is expected for collection of factual data, defining problems and solutions, 

citizen involvement and resolution to any potential conflict.” 

Previous findings establish that the County has complied with the Goal 2 

coordination requirements. The County notified the Department of Land 

Conservation and Development (DLCD) more than 35 days prior to the first 

evidentiary hearing. Notice was provided to affected governmental entities and 

the zone change will be reviewed in consideration of any comments received. 

Findings throughout this report demonstrate the application is consistent with the 

County’s Comprehensive Plan and Zoning Ordinance and with Oregon’s 

Statewide Planning Goals. As established in previous findings, the County is not 

required to take a Goal 3, Goal 4, or Goal 14 Exception when the proposed zone 

change meets the requirements of ORS 197.719. 

Goal 3 – Agricultural Lands 

Goal 3 defines "agricultural lands" and requires counties to "preserve and maintain" 

them through farm zoning. The subject property is not designated or zoned as 

agricultural land.  Goal 3 exception is not required to rezone the subject property 

to an industrial use pursuant to ORS 197.719.   

Applicant Statement: “It is understood the state goal is to preserve and 

maintain agricultural land.   The proposed development is on a site previously 

paved/developed and roads will be reused.  Existing agricultural (forested) 

lands should not be affected.  There are no proposed adverse effects 

expected on the existing forest land (recently harvested forest land has been 

replanted and will remain forested), with no changes to accepted 

farming/forest practices due to proposed zone change.” 

Goal 4 – Forest Lands 

Goal 4 defines forest lands and requires counties to inventory them and adopt 

policies and ordinances that will "conserve forest lands for forest uses."   
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Applicant Statement: “It is understood the state goal is to preserve forest lands.   

The proposed development is on a site previously paved/developed and 

existing roads will be reused.  Existing forested areas should not be affected.  

There are no proposed adverse effects expected on the existing forest land 

(recently harvested forest land has been replanted and will remain forested), 

with no changes to accepted farming/forest practices due to proposed zone 

change.” 

The subject property is designated as Forest Land in the County’s Comprehensive 

Plan and is zoned Primary Forest (PF-80). The record shows the property has been 

predominantly developed with industrial forest uses since the 1970s, and that the 

property does not contain a significant forest resource. A Goal 4 exception is not 

required to rezone the subject property to an industrial use pursuant to ORS 

197.719.   

Goal 5 – Natural Resources, Scenic and Historic Areas, and Open Spaces 

Goal 5 is established to protect and preserve more than a dozen natural and 

cultural resources. It establishes a process for each resource to be inventoried and 

evaluated. If a resource site is found to be significant, a local government has 

three policy choices: preserve the resource, allow proposed uses that conflict with 

the resource, or balance the needs of the resource and the conflicting use. 

Applicant Statement: It is understood that the state goal is to protect natural 

resources and conserve scenic and historic areas and open spaces.  The 

proposed zone change and development will be on a site previously 

developed.  Every effort will be made to preserve existing forested, scenic and 

open space areas. Adequate distance from riparian and wildlife areas will be 

maintained.  

The facts contained in Staff Report Section IV Subsection C Paragraph 1, and 

summarized in Finding 53, establish that the application complies with Goal 5. 

Goal 6 – Air, Water, and Land Resources Quality 

Goal 6 requires local comprehensive plans and implementing ordinances to be 

consistent with state and federal regulations affecting noise, air, water, and land 

resources. 

Applicant Statement: It is understood that the state goal is to maintain and 

improve the quality of the air, water and land resources of the state.  All onsite 

septic, wells and stormwater will comply with state and local codes.  Waste and 

process discharges will not exceed carrying capacities, and environmental 

resources will not be degraded or threatened.   

The facts contained in Staff Report Section IV Subsection C Paragraph 18, and 

summarized in Finding 55, establish compliance with Goal 6. 
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Goal 7 – Areas Subject to Natural Disasters and Hazards 

Goal 7 is intended to protect life and property in locations subject to natural 

hazards, such as floods, landslides and earthquakes. Goal 7 requires jurisdictions to 

apply "appropriate safeguards", i.e. adopted floodplain ordinance provisions, 

when developing within a known hazard area. 

Applicant Statement: “It is understood the goal of the state is to protect people 

and property from natural disasters.  Coordination with state and local 

authorities on natural disaster prevention and response is expected with this 

development.  The proposed development is not in a mapped hazard area.” 

The facts contained in Staff Report Section IV Subsection C Paragraph 19, and 

summarized in Finding 56, establish compliance with Goal 7. 

Goal 8 – Recreational Needs 

Goal 8 directs communities to evaluate recreational needs and resources and to 

plan for them.  

Applicant Statement: “The site is mostly private forestland and is not available 

for public recreation.  The proposed development will not diminish local access 

to recreational opportunities on adjacent lands.” 

As established previously in this staff report, Goal 8 does not apply to the subject 

property and is not affected by this application. 

Goal 9 – Economy of the State 

Goal 9 is intended to promote diversification and improvement of the economy. 

Goal 9 asks communities to inventory commercial and industrial lands, project 

future needs for such lands, and plan and zone enough land to meet those needs. 

Applicant Statement: “We believe the state’s goal to provide adequate 

opportunities throughout the state for a variety of economic activities vital to 

the health, welfare, and prosperity of Oregon’s citizens will be promoted by the 

potential of 20-25 additional jobs in the local economy.  The proposed 

development could potentially provide safe, well-paid employment 

opportunities in the community, contributing to a healthy and stable 

economy.” 

The economic impacts related to the proposed zone change and industrial 

development are identified in Staff Report Section IV Subsection C Paragraph 10, 

and summarized in Findings 43 and 44, establish compliance with Goal 9. 
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Goal 10 – Housing 

Goal 10 requires that cities must plan for and accommodate needed housing 

types, such as multifamily and manufactured housing. This application does not 

affect a city or urban area and does not involve housing supply.  Goal 10 is not 

affected by this application. 

Goal 11 – Public Facilities and Services 

Goal 11 is intended to ensure efficient planning of public services such as sewers, 

water, law enforcement, and fire protection. Goal 10 directs that public services 

should to be planned in accordance with a community's needs and capacities 

prior to development, rather than as a response to infrastructure needs as 

development occurs. 

Applicant Statement: “It is understood that the State’s goal is to plan and 

develop a timely, orderly and efficient arrangement of public facilities and 

services to serve as a framework for urban and rural development.  Facilities 

and services for the proposed development have been established in the past, 

due to development being on an established mill site.  Utilities and services 

have been deemed adequate for the proposed use whether on site or public.” 

The record establishes that the proposed use contains adequate private facilities 

and that no impacts to public facilities and services will result from this zone 

change. 

Goal 12 – Transportation 

Goal 12 is intended to provide "a safe, convenient and economic transportation 

system."  

Applicant Statement: “It is understood that the state’s goal is to provide and 

encourage a safe, convenient and economic transportation system.  The bulk 

of road use for trucking will be from a private road to state Hwy 47, with 

adequate input provided by county transportation staff as to acceptable 

county road use to the north.” 

The record presented in this staff report establishes that the proposed zone change 

and industrial use are consistent with Goal 12. 

Goal 13 – Energy Conservation 

Goal 13 states that: "Land and uses developed on the land shall be managed and 

controlled so as to maximize the conservation of all forms of energy, based upon 

sound economic principles." 



PA 22-01 & ZC 22-02 Page 59 of 61 

Applicant Statement: “It is understood that land and uses developed on the 

land shall be managed and controlled so as to maximize the conservation of all 

forms of energy, based upon sound economic principles.  By reusing an idled 

mill site and existing roads, the goal is to limit new development, maximizing 

existing developed space. Options for renewable energy will be 

acknowledged at the time of design.” 

The record presented in this staff report establishes that the proposed zone change 

and industrial use are consistent with Goal 13. 

Goal 14 – Urbanization  

Goal 14 requires cities to estimate future growth and needs for land and then plan 

and zone enough land to meet those needs. Goal 14 requires each city to 

establish an "urban growth boundary" (UGB) to "identify and separate urbanizable 

land from rural land."  Goal 14 is intended to restrict urban development on rural 

land.  

Applicant Statement: “It is understood that the state’s goal is 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.  The 

proposed development is outside of the urban growth boundaries and will not 

affect the urbanization goals.”  

Goal 15 – Willamette Greenway 

Goal 15 establishes a program to protect the 300 miles of “greenway” that is 

established along the Willamette River. The property is not along or near the 

Willamette River. Goal 15 does not apply. 

Goals 16-19 – Estuarine, Coastal Shorelands, Beaches and Dunes, and Ocean 

Resources. 

Columbia County does not contain any of these coastal resources.  Statewide 

Planning Goals 16 through 19 do not apply. 

E. Public Comments 

Staff received written comments from two adjacent property owners prior to 

completion of this staff report. Judy Bergman submitted comments asserting that 

the property was a log sorting yard but was not a mill.  Ms. Bergman expressed 

concerns with the septic and water systems, noise, wildlife, runoff, and the use of a 

single-lane gravel road to access the site.  



PA 22-01 & ZC 22-02 Page 60 of 61 

Skyler Engen commented that the prior use of the property does not meet the 

definition of an abandoned or diminished mill site, because no wood products 

were manufactured on the property and the chipping equipment was not a 

permanent building.  Mr. Engen also expressed concerns related to proximity of mill 

activity to his home, noise, and the safety of the gravel roadway for children 

walking to the bus stop. 

Public comments are included in Exhibit 4. Comments submitted after completion 

of the staff report will be provided at the hearing.  

F. Agency Comments 

Staff received the following agency comments prior to completion of the staff 

report.  Comments submitted after completion of the staff report will be provided 

at the hearing.  Agency comments are attached in Exhibit 5. 

Assessor’s Office: We have reviewed the enclosed application and have no 

objection to its approval as submitted. 

County Road Department: (1) Applicant must use Highway 47 as main access for 

heavy truck and equipment traffic. Palm Hill Road and Elliott Road are not suitable 

for heavy truck traffic due to the steep grades and hairpin turns on Palm Hill Road. 

(2) If the applicant would like to use Elliott Road as a secondary or emergency 

access for passenger vehicles only, they will need to obtain an access permit from 

the Public Works department.  

County Sanitarian: Authorization notice with a site visit required to place the 

existing septic system into service.  

Department of Land Conservation and Development: No comments received as of 

the date of this report. 

Oregon Department of Transportation: No comments received as of the date of 

this report. 

Oregon Department of Forestry: We have reviewed the enclosed application and 

have no objection to its approval as submitted. 

Soil and Water Conservation District: Follow all BMPs regarding erosion control and 

water quality protection during construction and operation. 

State Watermaster: We have reviewed the enclosed application and have no 

objection to its approval as submitted. 

Clatskanie - Quincy CPAC: No comments received as of the date of this report. 

 



PA 22-01 & ZC 22-02 Page 61 of 61 

V. STAFF RECOMMENDATION 

Based on the facts, findings and comments identified in this staff report, the Planning 

Director recommends the Planning Commission APPROVE Plan and zone map 

amendment applications PA 22-01 and ZC 22-01; to change the Plan map designation 

of the 49.34-acre portion of the properties identified in Columbia County Assessor 

records as tax map numbers 7512-00-00201 and 7512-00-00401 from Forest Land to Rural 

Industrial Land; and to change the zoning designation of the property from Primary 

Forest (PF-80) to Resource Industrial – Planned Development (RIPD); for the purpose of 

establishing a forest products processing facility pursuant to ORS 197.719 

VI. EXHIBITS 

1. Application 

2. Maps and Photographs  

3. Agency Comments  

4. Public Comments 

5. Applicant’s Supplemental Evidence and Argument 
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APPLICATION 

 



General Application

Other

COLUMBIA COUNTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON 97051
(503) 397-1501

File No

GENERAL LAND USE PERMIT APPLICATION
Zone Chanqe

APPLICANT: Name:

Mailing address:

Email

Phone No.: Office Home

Are you the _property owner? _owner's agent?

PROPERTY OWNER: same as above, OR:

Name:

Mailing Address

Email:

PROPERTY ADDRESS (if assigned)

TAX ACCOUNT NO. Acres: Zoning

Acres Zoning:

Acres: Zoning

PRESENT USES: (farm, forest, bush, residential, etc.)
Use:

Total acres (must agree with above):

Approx. Acres

S:\Planning Division\FORMS\Application Forms\Zone Change Application 2018 Updated 12120118

Page 1

User
Text Box
*49.34 acres is proposed to be rezoned and is a portion of tax lots 201 and 401 (see attached survey showing rezone area).  A property line adjustment will create 49.34 acre lot.

User
Text Box
Forested (Trees, brush)

User
Text Box
19.14



General Application

PROPOSED USES:

File No

WATER SUPPLY: Private well ls the well installed? Yes No

_Community system. Name

METHoDoFSEWAGEDlSPoSAL:-CommunitySewer.Name-
Septic System.

lf Septic, does the subject property already have a system? Yes _No
lf no, is the property approved for a Septic System? Yes _ No

CONTIGUOUS PROPERTY: List all other properties you own which have boundary lines touching
this property:

Tax Account No Acres Co-owners (if any)

CERTIFICATION:
I hereby certify that all of the above statements, and all other documents submitted, are accurate and
true to the best of my knowledge and belief.

Date Signature

NOTE: Please attach an accurate and detailed plot plan, including property lines, existing and
proposed structures, location of septic tank and drainfield, farm - forest areas, large natural features
(cliffs, streams, etc.).

++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++
Planning Department Use Only

Date Rec'd Hearing Date
Or: Administrative

Receipt No.

Zoning Staff Member:
++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

S:\Planning Division\FORMS\Application FormsVone Change Application 201 8 Updated 12120118

s

Unload, sort and process logs and lumber to make a range of wood products for retail, wholesale and private label

end users. Reload Sorted logs & processed lumber for distribution. Projected employment is 20-25 when fully
operational.

4 X

X
X

7512-00-00100 (#27528) 120.0

7407-00-01100 (#26930) 49.36

Above three properties have boundaries touching the subject property. Additional lands are owned that touch the above tracts but not the subject rezone area so they are not listed.

1/4/2021 Samantha Turner (Weyerhaeuser Rep)

7407-00-01100 (#26930) 49.36

Page 2



ZONE CHANGE FACT SHEET

Please complete the following:

1. What is the present zoning?

2. What zone is being proposed?

3. Zoning Map Amendment Yes No

4 StatethespecificpurposeofthezonechangereqUeSt:

5. Why is the subject property better suited for the proposed use than the use presently
permitted

6 What public need or convenience will be met by this zone change that is not already being met
by available property in the general area:

7. Describe how the proposal is in general conformance with the comprehensive plan and the
planning objectives for the specific area

S:\Planning Division\FORMS\Application FormsVone Change Application 201 8 Updated 12120118
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The comprehensive plan pertaining to idled mill sites is implemented by Columbia County Zoning Ordinance Under Code Section 306 CUP Industiral Uses (code is attached).  The idled and partially demolished wood chip facility meets the requirements of code section 306.20(A):  It is outside of the UGB, was closed after January 1, 1980 and contains still contains permanent buildings that were used in wood products production.  Code section 306.20(B) allows for a comprehensive Plan Amendment to allow an abandoned or diminished mill site to be zoned for industrial use.



I Describe any changes that have occurred in the land use, street arrangements, or other
physical conditions which have altered the subject property since the present zoning was
adopted

o Does the subject property presently have adequate public facilities, services, and
transportation to support the proposed use? lf not, describe the development plan
being proposed to provide these services:

+++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

The applicant must submit the following in its application to the Planning Commission hearing, which
is regularly scheduled for the 1st Monday of each month:

Answers to the above questions
The application form attached.
Vicinity Map.
Zoning Map Amendment fee

1)
2)
3)
4)

S:\Planning Division\FORMS\Application FormsVone Change Application 201 8 Updated 12120118
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ZONE CHANGE CRITERIA

The followino sections are from the Columbia Countv Zoninq Ordinance:

1502 Zone Chanqes (Map Amendments): There are two types of Zone Changes which will be
considered by the Commission: Major Map Amendments and Minor Map Amendments.

1 Maior Mao Amendments are defined as a Zone Change which requires the
Comprehensive Plan Map to be amended in order to allow the proposed Zone Change
to conform with the Comprehensive Plan. The approval of this type of Zone Change is
a two-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:

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

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

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

B. 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:

2

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

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

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

I

2

3

3

S:\Planning Division\FORMS\Application FormsVone Change Application 201 8 Updated 12120118
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Minor Map Amqndments are defined as a Zone Change which does not require an
amendment to the Comprehensive Plan. The Commission may grant a Minor Map
Amendment provided they find adequate evidence has been presented at a hearing
substantiating the following :

The Zone Change is consistent with the Comprehensive Plan; and

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

2

A.

B.

S:\Planning Division\FORMS\Application FormsVone Change Application 201 8 Updated 12120118
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PA-80
lot for which the use was established or on a tax lot that is contiguous to the tax
lot of the established school. Proposed expansions of schools shall not force a
significant change in accepted farm or forest practices on surrounding lands

to farm or forest use nor shall they significantly increase the cost of
farm or forest practices on lands devoted to farm or forest use

1B A new golfing facility may be approved on a tract of land not
classified High Value Farmland if it is found to be consistent with Sections 307,
1503, and 1 and meets the state definition of a 9- or 1B-hole regulation golf
course includi ccessory uses as outlined in OAR 660-33-0130. Existing golf
course facilities farmlands may be maintained, enhanced, or expanded up
to 36 holes on the sa tract consistent with the above sited regulations

19 Mass Gatherinos as this ordinance means the actual or reasonably
anticipated assembly of m than 3,000 persons which continues or can
reasonably expected to contin more than 24 consecutive hours but less
than 120 hours within any three mo riod and which is held primarily in open
spaces and not in any permanent cture Any assembly of persons not
meeting the above definition is not a land u decision. An application for a Mass
Gathering pursuant to this ordinance shall processed in accordance with
Section 1603, with special notification to the C sheriff, County health office
and the local fire district, and shall be subject to
Gathering Ordinance.

Columbia County Mass

INDUSTRIAL USES _ 306 CUP

20 Abandoned or diminished mill sites means a mill, plant, or other facility engaged
in the processing or manufacturing of wood products, including sawmills and
facilities for the production of plywood, veneer, hardboard, panel products, pulp
and paper.

A. Pursuantto ORS 197.719 these abandoned ordiminished millsites may be
zoned for industrial use provided the facility:

1. ls located outside of urban groMh boundaries;

2 Was closed after January 1, 1980, or has been operating at less than
25 percent of capacity since January 1,2003; and

3 Contains or contained permanent buildings used in the production or
manufacturing of wood products.

B Notwithstanding statewide land use planning goals protecting agricultural
lands or forestlands or statewide land use goals relating to urbanization, the
County may amend the County's Comprehensive Plan and land use
regulations to allow an abandoned or diminished mill site to be zoned for
industrial use.

The County shall determine the boundary of an abandoned or diminished
mill site. For an abandoned or diminished mill site that is rezoned for
industrial use underthis subsection, land within the boundary of the millsite

c

-46-
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PA.80
may include only those areas that were improved for the processing or
manufacturing of wood products.

For an abandoned or diminished mill site that is rezoned for industrial use
under this subsection, the Planning Commission may approve only the
industrial development and accessory uses subordinate to such
development on the mill site. The Planning Commission may not approve
any other uses including, but not limited to, retail, commercial or residential
development on the mill site.

E. For land that, on June 10, 2003, was zoned for Primary Agriculture, Primary
Forest or Forest Agriculture and that is rezoned for industrial use under this
subsection, the County may not later rezone the land for retail, commercial
or other nonresource use, except as provided under the statewide land use
planning goals or under ORS 197.732.

307 General Review Standards

All uses in the Primary Agriculture Zone shall meet the review standards found
in the above enabling Sections 304, 305 or 306. To also ensure compatibilit,v with
farming and forestry activities, the Planning Director, hearings body or Planning
Commission shall determine that a use authorized by Sections 304, 305, cr 306,

as specifically noted, shall meet the following requirements

A. e proposed use will not force a significant change in accepted farm or
practices on surrounding lands devoted to farm or forest use: and -

B. The use will not significantly increase the cost of accepted farm
or ctices on lands devoted to farm or forest use

2 ln addition to the rements in 307.1A. and 8., the applicant may demonstrate
that the standards for lwill be satisfied by imposing clear and objective

D

1

conditions to ensure co
use.

nce to applicable standards of the proposed PA-80

from the date of

4

3 For all residential development a d under 305.1 through 305.13, the owner
shall sign and record in the deed re a document binding on thelandowner
and any successors in interest, prohi them from pursuing a claim for relief
or cause of action alleging injury from fa
under law.
Permit Expiration:

orforest practices normally allowed

A. For any discretionary decision under Sections and 306, except as
provided for in Subsection 307.5 below, if not within
the approval period for development is void two (2)

urban growth area,

final decision if a development permit is not issued by
Services;

Development

B. The Director may grant extensions of up to one year if the a'pplicant
requests an extension in writing prior to the approval period expiration and
it is determined that the applicant was not able to begin or continue

-47-
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NARRATIVE APPLICATION SECTIONS 1, 2 AND 3 

The site was developed in the late 1970's for log storage, sorting and chipping 
industrial uses and was operated up until 2017.  The rezone is requested to put the 
fully developed idled millsite (paved log yard, power, roads and stormwater retention 
pond system) back into productive industrial use.   

Since the chip mill was decommissioned, the approximate 24-acre paved log yard, 
road system and stormwater retention ponds has sat idle.  Since 2017, this improved 
area has been used several times for storage during local construction projects.  
Otherwise, the developed site has not been fully utilized since closure in 2017.   

Putting the idled mill back into mill use is the highest and best use for the property and 
will fully utilize it.  It will provide 20 to 25 full time jobs when full operation is achieved 
which is a benefit to the community residents and the local economy in Columbia 
County.   

The prospective purchaser on the subject property will manufacture a range of wood 
products for retail, and private label end users in addition to wholesale lumber 
production. 

Application Section 1. The proposed zone change is consistent with the policies of the Comprehensive 
Plan.  See Attached Application Section 1. 

Application Section 2. The proposed Zone Change is consistent with the Statewide Planning Goals 
(ORS 197).  See Attached Application Section 2. 

Statewide Planning Goals 
“The foundation of Oregon’s statewide land use planning program is a set of 19 
statewide planning goals. The goals express the state’s policies on land use and related 
topics, such as citizen involvement, housing, and natural resources. 
Most of the goals are accompanied by “guidelines,” which are suggestions about how a 
goal may be applied. As noted in Goal 2, guidelines are not mandatory. The goals and 
guidelines are, however, adopted as administrative rules (Oregon Administrative Rules 
chapter 660, division 15).” 

Application Section 3. The property affected area is presently provided with adequate 
facilities, services, and transportation networks to support the use, or such facilities, services 
and transportation networks are planned to be provided concurrently with the development of 
the property.  See Attached Application Section 3. 
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Application Section 1 

AUGUST 1, 1984 
Ordinance No. 84-4 

[Integrated through Oct 10, 2017]

COLUMBIA COUNTY 

COMPREHENSIVE 
PLAN 

AMENDED: 

ORDI. EFFECTIVE DESCRIPTION
NO. DATE 

85-1 Mar 1985 Multiple Changes - 44 pages 

85-8 Jul 1985 Agriculture, Forest, Rural Centers, Greenway 

53-85 Jul 1985 Correct clerical errors: Ordinances 85-1 and 85-8 [Board Resolution No. 53-85] 

89-7 Jul 1989 Citizen Involvement: Policy 8 

93-7 Jul 1993 Economy: Policy 13, Airport Industrial zone 

98-1 Apr 1998 Surface Mining, Aggregate Inventories 

98-3 Jun 1998 Transportation Systems Plan 

98-4 Feb 1999 Rural Communities, Rural Residential: text and policies 

98-5 Jul 1998 Economy, Urbanization: update population projections 

99-5 Nov 1999 Rural Residential: Policies 1, 3, 4, 8 

2000-01 Sep 2000 Surface Mining, Reichhold site 

2000-04 Nov 2000 Surface Mining, Scappoose Airpark 

2000-05 Nov 2000 Rural Residential: Policy 4 

2001-02 Mar 2001 Economy, Population: update population projections 

2001-09 Jan 2002 Interim Development Standards for City of St. Helens UGA 

2003-06 Jul 2003 Fish and Wildlife Habitat; Historic and Cultural Areas 

2003-05 Dec 2003 Goal 5 Sensitive Lands 

2009-07 Sep 2009 20 Year Population Forecast 

2010-11 Jan 2010 Resource Lands Amendments 

2013-2 Nov 2013 Tide Creek Rock Zone Change Forest Agriculture to Surface Mining 

2017-2 Oct 2017 Columbia County Transportation Plan 
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PART I. INTRODUCTION TO THE PLAN 

ADMINISTRATIVE PROCEDURES: GOALS AND POLICIES 

It is essential the citizens of Columbia County be provided with a comprehensive plan that 
will accommodate the changing needs of the communities in which they live, work and play. 
While this plan is the result of considerable public input, study and analysis of existing 
physical, economic, environmental, and social conditions, and a projection of what future 
conditions are likely to be, it recognizes the importance of providing a framework for 
changing the plan periodically or as the need arises. 

GOALS:   

1. To assure the goals and policies of this plan are implemented. 

2. To provide review and revision procedures which include provisions for 
participation by citizens and affected interest groups. 

3. To provide an understandable framework for reviewing and revising this plan.  

POLICIES:   

1. Establish procedures to monitor changes in population, vacant lands, public 
facilities and environmental and economic changes. 

This project does not affect the establishment of procedures to monitor these 
changes.  However, the plan will be updated as a result of the rezone after it is 
approved as required by Columbia County code section 1502. 

2. Maintain the Citizen Planning Advisory Committee (CPAC) program as a 
means for the public and interest groups to express their views on County or 
Community needs, changes and improvements. 

The CPAC will be allowed to provide the public and interest groups to comment and 
participate in this zone change process.  This is accomplished by the County’s 
notice for comment and notice of decision process. 

3. Insure the goals, objectives, policies, and implementing strategies of the 
Plan are reviewed as needed or inventory data changes. The review shall 
be formally done every two (2) years. For the purpose of this Plan, the 
following terms are defined: 

Goal: The ultimate end toward which an activity or 
effort is directed. 

Objective: A position toward which an activity or effort is 
directed, which leads to the ultimate goal. 

Policy: A course of action designed to give constant 
guidance to present and future development 
decisions and thereby meet the goals and/or 
objectives. 

Applicant Responses to 21 Columbia 
County Goals in Bold text bounded by a 
black box (Section 1).
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Implementing Strategies: Approaches or techniques for implementing 
the policies. They describe the necessary 
programs and regulations and give direction 
to County agencies and departments for plan-
related activities.

Goals, objectives, policies, and implementing strategies are to be 
considered mandatory. 

The county is consistent in applying the zone change criteria through it’s zone 
change criteria application under code section 1502. 

4. Formally update the Comprehensive Plan every five (5) years. 

Not affected by this application. 

5. Provide a framework by which the Comprehensive Plan may be reviewed, 
revised and amended. Amendments to the Comprehensive Plan and its 
implementing ordinance(s) shall be in accordance with the following 
procedures and guidelines: 

A. Amendments may be initiated by the Board of Commissioners, the 
Planning Commission, the Planning Director or the owner(s) of the 
affected property. 

B. A Citizen Planning Advisory Committee may, upon a majority vote 
of its members, formally request either the Board of Commissioners 
or the Planning Commission initiate an amendment. 

C. Revisions or amendments will follow the same process as initial 
adoption - CPAC review, Planning Commission public hearing and 
recommendation, and Board hearing and adoption of revisions or 
amendments. 

D. For quasi-judicial amendments, all property owners within two 
hundred and fifty (250) feet of the affected area shall be notified of 
the hearing date and the requested amendment at least ten (10) 
days prior to the first scheduled public hearing. 

E. For legislative amendments, notice of the public hearing and a copy 
of the proposed amendment, will be mailed to all Citizen Planning 
Advisory Committees and interested parties at least ten (10) days 
prior to the first scheduled public hearing. 

Not affected by this application. 

5. The Planning Directory shall make the initial decision on any questions of 
interpretation or applicability of the plan. Such decisions may be appealed to 
the Board of Commissioners. All appeals shall be filed pursuant to section 
1700 of the Columbia County Zoning Ordinances. 

The Planning Director has provided input to this rezone process and stressed that 
the applicants needed to prioritize a focus on addressing the following Policies: 
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a) Forest Lands Policy 1.A 
b) Forest Lands Policy 2 
c) Economic Policies 
d) Fish and Wildlife Policies 
e) Air, land and water quality Policies 
f) Noise Policies 
g) Land element, relating to septic, water, industrial waste Policies 
h) Possible impact to transportation Policies 

7. Existing ordinances and regulations will be amended and new ordinances 
and regulations shall be adopted to implement this plan as appropriate. 

Both a comprehensive map amendment and plan amendment will be made after the 
rezone application is completed. 

8. All land use approvals shall be consistent with this plan. 

This application is addressing the 21 components of the Columbia County 
comprehensive plan and the 19 Statewide planning goals.  The application shows 
how the rezone is consistent with the plan and the goals. 

9. Revisions or amendments proposed within an urban growth boundary shall 
be in accordance with the Urban Growth Area Management Agreement 
adoption for that area. 

Not applicable as the subject property is not within the UGB. 

10. The County will continue coordination with affected governmental agencies 
in future reviews and revisions of the comprehensive plan and it’s 
implementing ordinances. 

Not affected by this application. 
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PART II. CITIZEN INVOLVEMENT 

CITIZEN INVOLVEMENT: GOALS AND POLICIES 

It is Columbia County's policy to MAINTAIN A CITIZEN PLANNING ADVISORY COMMITTEE 
SYSTEM to offer opportunities for citizens to be involved in all phases of the land use planning 
process, and in addition, to provide: 

1. Assistance through the distribution of planning information. 

2. Coordination of public involvement. 

3. A framework for public involvement in the development of land use plans and policies. 

GOALS:   

1. To assure broad-based, county-wide citizen involvement in the planning process to 
include formulation of plans and ordinances, development of goals and objectives 
and input into everyday planning functions. 

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

3. To provide methods by which county citizens, organizations and interest groups have 
opportunities to be informed and participate in all phases of the planning process. 

4. To provide a means for broad-based dissemination and availability to the public of 
technical information and other relevant planning documents, ordinances, plans, 
maps and correspondence. 

5. To assure county support for the Citizen Involvement Programs (CPACs) in the form 
of human, financial, informational and technical assistance. 

6. To insure continued citizen participation in the planning process and periodic re-
evaluation of the Citizen Involvement Program. 

POLICIES:   

1. To stimulate citizen involvement in the County by providing broad exposure to all 
phases of the planning process through radio and newspaper notices, general 
mailings and public meetings. 

The county has an established process for processing the zone change application.  This 
includes a DLCD pre PAPA notice as well as a post PAPA notice (written notices).  In 
addition the public may participate in the Planning Commission Meetings (public 
meetings).

2.  broad representation on citizen committees by assuring equal opportunities exist for 
all citizens and interest groups to be involved in the development and composition of 
these committees. 

The CPAC is an established committee in existence since 1975 and provides an equal 
opportunity for citizen and community input to the rezone process. Page 15



3. To encourage the citizens of the County, through the Citizen Involvement Program, 
to become involved in inventorying, recording, mapping, describing, analyzing, and 
evaluating the elements necessary for development of a comprehensive planning 
program. 

This proposed rezone change does not rise to this level of community participation which 
is geared towards a larger scale rezoning of multiple properties across a wide 
geographical area. 

4. To assure the citizens of the County, through the Citizen Involvement Program, the 
opportunity to review and recommend changes to all plans and /or ordinances prior to the 
public hearing process. 

The CPAC committee will be notified for comment ahead of the first public hearing as outlined 
in the application process.   

5. To assure that County Citizens, through the Citizen Involvement Program, are involved 
in developing, adopting and applying the guidelines to be followed in carrying out the 
Comprehensive Plan and related ordinances. 

This zone change is following the process already outlined in Columbia Code Section 1502 
(zone changes) as well as Section 306 CUP (idled mil ordinance) and does not require a new 
process to be adopted or developed for this zone change to be completed. 

6. To establish a committee, or committees, comprised of County citizens, to both 
periodically review and recommend changes, and make recommendations to proposed 
changes in the Comprehensive Plan, its elements and its related ordinances. 

Not affected by this application.

7. To fund and support the Citizen Involvement Program at a level sufficient to assure citizen 
involvement remains an integral part of both the current and long-range planning process. 

Not affected by this application.

8. To establish, and actively support with whatever resources necessary, a Committee for 
Citizen Involvement (CCI) comprised of nine (9) county residents broadly representative 
of geographic areas and interests. [Amended 7-89] 

Not affected by this application.
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PART III. PLANNING COORDINATION 

PART III. PLANNING COORDINATION 

PURPOSE 

Successful integration of all parts of the plan is one of the most important features of a 
comprehensive plan. Primary coordination occurs by involving all affected people and agencies 
during the development of the plan. Plan coordination activities include: 

1. The county and the seven incorporated cities in the county are each responsible for 
the preparation of the plan for their own jurisdiction. The cities and the county work 
together in the preparation of urban growth boundaries. 

2. The county, under ORS Chapter 197, is given the responsibility of coordinating the 
plans of cities and special districts. 

3. Each special district is also responsible for working with the cities and the county to 
achieve mutual plan consistency. 

4. Each state and federal agency has the responsibility of working with the county and 
each city to coordinate their planning. 

COMPREHENSIVE PLAN DEVELOPMENT 

As early as 1957, the communities of Scappoose and St. Helens began experiencing the effects 
of growth from local pressures and the Portland metropolitan area. In order to meet this 
demand, the two communities prepared preliminary general plans for land use, streets, schools, 
parks and public buildings. As these plans were nearing completion, the county also 
commenced a series of inquiries into problems of land and road development within the South 
County area. Preliminary plans were prepared for the St. Helens and Scappoose areas. The 
cities worked together on drafting zoning and subdivision ordinances to guide development 
along the lines set forth in the planning studies. 

The Columbia County Planning Commission was established on August 29, 1960. Beginning 
in 1963 other communities entered into planning programs: Vernonia in 1963, Clatskanie in 
1967, and Rainier in 1968. Preliminary comprehensive plans were prepared in each instance 
setting forth patterns of land use, a network of local and regional roads, as well as related data 
on population projections and public facilities. 

Independent planning by separate agencies does not assure the desired patterns of 
development. To more effectively carry out city and county plans, the Columbia County 
Organization of Governments was formed in 1969. This was a voluntary association formed to 
generate consistent policies and a coordinated approach to planning and development 
programs. This organization dissolved itself in 1974. 

The first county-wide comprehensive plan was adopted by the County Planning Commission 
on July 6, 1970. The Planning Commission amended the plan on April 2, 1973. The plan was 
recorded by the County Clerk on June 22, 1974. 
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PART III. PLANNING COORDINATION 

The County established a Planning Department in 1972, with the employment of the first full-
time county employee in the position of Planning Administrator. 

The objectives of the County in 1972 were to: (1) prepare a comprehensive plan; (2) establish 
an effective planning function in the county government; and (3) develop implementing 
ordinances to carry out plan objectives. 

To comply with state law, existing plans must be revised. The planning process can be 
described as a four-step process. To begin, information concerning all applicable goal topics is 
gathered and organized. This information is used to determine current county characteristics. 
Once the information is gathered on a given goal topic (for example, recreation), it serves as a 
basis for analyzing and projecting current opportunities and future needs for desired 
development in the County. These opportunities and needs are outlined and alternatives 
considered for future development. 

The next step is to develop goals and objectives for the County to apply over a given period of 
time. The third step is to set specific policies regarding land use for each applicable topic. The 
final step is one of review to insure that plan goals, objectives, and policies are updated as 
needs or inventory data changes. This is called monitoring and shall be formally conducted at 
least every two years. 

The comprehensive plan will be updated based on the outcome of the rezoning application.  The current 
opportunity (sawmill on rezoned property) will be updated into the plan as per the Part III 
requirements.  This does not affect the two year monitoring requirement unless the county chooses, at 
their discretion, to perform this four step process update in conjunction with the plan amendments for 
the rezone.   

Page 18



PART IV. FOREST LANDS 

CURRENT TRENDS 

Although Columbia County is the third smallest county in the state, its total timber harvest ranked 
sixth of all counties in 2004. The Timber Harvest data (Table 1) in Columbia County show that forest 
production is mainly on lands owned by the major timber industry on very large tracts. In addition, 
because of historic parcelization in some areas and along major roads, a significant portion of timber 
production (14%) come from non-industrial, private wood-lot ownerships. Sixty percent (60%) of the 
forest parcels in the County are under 30 acres in size; 84% are under 80 acres in size, and only 16% 
of the forest parcels are 80 acres or larger (the minimum lot size). 

Private non-industrial forest lands owned by individuals, families and trusts represent an important 
aspect of timber management due to their potential for augmenting existing lumber supplies. When 
the forest industries shift their harvesting operations from county to county, the result can be a 
decrease in local mill activity. During these periods the small wood lots supplement these local mills 
and often carry them through what could otherwise be very slow times. However, for the individual 
land owner the costs of clearing, scarifying, planting and protecting the seedlings during the first 
seven to ten years are high. And, little return is realized until the stand has matured and is harvested. 
Either by design or by chance, these small wood lots have typically located along the numerous 
valley floors and major county roads found throughout the County. Although these valley floors offer 
less than ideal agricultural conditions, many of the small wood lot owners have successfully 
integrated these two resource activities. Consequently, among these small wood lots are often found 
isolated agricultural uses which together with the small wood lots provide a significant source of 
income and sustenance for the families residing on the land. 

OTHER CONSIDERATIONS 

The effects of forest management practices such as spraying, road construction and harvesting on 
fish and wildlife habitat, watersheds, recreational areas and rural residences have come under 
increased scrutiny during the past few years by both the timber industry and private citizens. While 
many believe the Oregon Forest Practices Act adequately protects these forest resources, others 
advocate additional controls over forest management practices. It is Columbia County's position to 
provide a framework whereby those uses which are most beneficial to the county will be allowed to 
exist with as few restrictions as is practicable, while allowing conflicting uses where they can be 
mitigated. 

The County has also considered the following facts in developing its forest policies: 

1. Commercial forest production, both in the form of traditional raw lumber products and 
the less traditional woodlot activities, are necessary for the continued economic viability 
of the County. 

2. The existing commercial forest use patterns and management practices in Columbia 
County of large landowners, both commercial timber companies and private individuals, 
have predominantly involved the use of 80 or more acre tracts as management units for 
silvicultural and commercial production reasons. These reasons include but are not limited 
to the economics of surveying, planting, thinning, brush removal, harvesting practices and 
fire, insect and disease protection. The County recognizes the importance of encouraging 
these economic efforts in promoting the commercial forest products 
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enterprise of the County. 

3. The County also recognizes that the forest use pattern in the Northwest in general and 
Columbia County in particular is changing as a consequences of actions beyond the 
County's control. To keep the forest production economically viable, the county must 
encourage innovation in growing, harvesting, and processing of forest products and 
allow some flexibility from the traditional use patterns that have made Northwest 
products such a relatively high priced commodity. 

4. This flexibility will be achieved in part by the use of the 80 acre management unit in 
Primary Forest zones. 

5. The existing commercial forest use patterns in the County, however, are not limited to large 
ownership tracts that use the 80 acre management units. There is a second forest use 
pattern in the County consisting of individual private parcel ownerships in lot sizes of 
predominantly the 19-38 acres size. These smaller sized units contribute substantially to 
the existing forest products economy of the County and will in the future, with 
encouragement from the County of high intensity woodlot production procedures, provide 
even greater economic benefits. 

6. The County recognizes that including a mixed Forest-Agriculture zone will encourage 
forest production on these small acreages and provide for management flexibility of the 
forest products in these county-wide clusters of smaller single ownership mixed-use lot 
patterns. 

7. The County also recognizes that urbanization and parcelization of valuable forest 
production land can potentially have detrimental effects on the price of available forest 
production land and the cost of planting, maintaining, and harvesting forest products. 
In order to promote forest production, therefore, the County recognizes that it must limit 
the urbanization (including dwelling siting) and parcelization activities in forest zones 
by providing adequate review procedures that will assure existing commercial activities 
and future innovative forest practices will be protected. 

8. An 80 acre minimum lot size in the primary forest zone provides an appropriate 
management unit for forest purposes, is necessary to prevent the encroachment of 
residential users in the primary forest zone. The larger lot size will make the parcels less 
attractive for residential uses and discourage speculation for residential purposes. 

The rezone to Rural Industrial Planned Development (herein “Industrial”) and resulting 
lumber mill construction/operation directly supports Fact 1 by increasing the raw lumber 
products produced in Columbia County.  It increases local jobs that are often exported out 
of the county (and State) along with the raw materials (logs).  Having another mill inside the 
county gives smaller landowners another option to sell the logs produced in the county 
which is also in support of Fact 1. 

Fact 2 is not affected by the rezone to Industrial as the property is already developed for a 
similar industrial use that was in operation from approximately 1977 to 2017.  The existing 
forest pattern was interrupted in 1977 and remains in that state with the fully functional 
millsite.  Over half of the millsite is improved with paving, durable road surfaces and 
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stormwater ponds.  The remaining portion of the property still in forestry use is necessary 
to buffer the industrial use area from surrounding residential structures. 

The proposed new millsite on the rezoned property directly supports the processing of forest 
products in Fact 3.  

Facts 4 and 5 are not directly applicable to this application.  The rezone property will be 
around 49 acres in size which is the minimum size required to provide the industrial uses in 
facts 1 to 3.  However, the property line adjustment used to create this property did result in 
one other property (not the rezone property) being enlarged to over 80 acres and according 
to both State and County law must remain over 80 acres in perpetuity which does support 
Facts 4 and 5. 

The rezoned property is located in a transition area between smaller and larger forestland 
parcels.  Having the millsite located near the smaller sized parcels make them more viable 
for timber production is support of Fact 6.  When transportation costs of the raw logs are 
reduced to the mill the land owner is often times able to realize a higher profit for their logs.  
For example mill owners tend to acquire and maintain timbered parcels closer to the mill for 
this same reason (reduced hauling costs). 

The property line adjustment and subsequent rezone to industrial will not affect the 
parcelization of the surrounding forestland other than stated in Facts 5 and 6 above.  Utilizing 
this parcel for forest products processing (millsite) would tend to preclude it for the use of 
dwellings as a less desirable use.  Presently and in the future the highest and best use of the 
site is for industrial use which supports both Facts 8 and 9.  
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FOREST LANDS: GOALS AND POLICIES  

GOAL: To conserve forest lands for forest uses. 

POLICIES: It shall be the policy of Columbia County to: 

 1. Conserve forest lands for forest uses, including: 

A. The production of trees and the processing of forest products; 
B. Open space; 
C. Buffers from noise; 
D. Visual separation from conflicting uses; 
E. Watershed protection; 
F. Wildlife and fisheries habitat; 
G. Soils protection from wind and water; 
H. Maintenance of clean air and water; 
I. Compatible recreational activities; and 
J. Grazing land for livestock. 

This property was developed for industrial use starting in 1977.  Building permits, construction of 
the plant and operations startup were all completed in 1978.  Approximate 200’ setback areas from 
surrounding residential use areas will be maintained to buffer these uses from noise and provide 
visual separation from the industrial area.  The 24 acre paved area contains a designed three pond 
stormwater system for watershed protection from site runoff.  This promotes clean water discharge 
to support healthy fish and wildlife habitat.  The millsite proposed to be constructed after the 
rezone to industrial supports the Policy 1A with the processing of forest products.  Typical primary 
processing of forest products is done on the harvest site to produce logs ready to sell to mills or 
export yards.  This project will allow for higher and better use as a secondary forest products 
processing area to produce lumber and directly supports Policy 1A. 

 2. Designate Forest Lands as Forest-Conservation in the Comprehensive Plan and 
implement this plan designation through the use of two (2) forest zones which will 
maintain or enhance the existing commercial forest products enterprise of the County. 
They are: 

A .  P r i m a r y  F o r e s t  -  P F - 8 0  
B .  F o re s t -Ag r i c u l t u r e  -  FA- 80  

T his  49  ac re  p ro pe r ty  ha s  the  c har ac ter i s t i c s  o f  an  indus t r ia l  s i te  du e  to  t he  
h i s to r ic a l  indus t r ia l  us e  fo r  a ppr ox ima te ly  40  ye ar s .   Ma ny  dur ab l e  
imp ro vem ent s  (main t en an ce  sh op,  ro ad s ,  pav ed  l og  ya rd  an d  s t ormwate r  
p on ds )  ha ve  be en  c on st r uct ed  ov er  t he  p ast  40  ye ar s  whi ch  m ak e  th e  
p ro per t y  indu st r ia l  in  na t ur e .   I n  r ea l i t y  i t  i s  n ot  fe as ib l e  to  pr od uct i ve ly  us e  
t h is  p ro per t y  for  P r imar y  F or es t  ( PF -80 )  or  For est -A gr i cu l t ure  ( FA-80 ) .   T he  
c ost  t o  r emo ve  t he  i nd ust r ia l  dev e lo pme nt  i s  so  h ig h  th at  i t  i s  not  f i nanc ia l l y  
f eas i b le  t o  c on ve r t  t h is  p ro per t y  b ac k  to  f or es t  us e .  

 3. Designate as Primary Forest those lands that: 

A. Are in industrial, private non-industrial and public ownerships. 
B. Protect sensitive areas such as watersheds and wildlife and fisheries habitat. 
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C. Are in areas where parcels average 38 acres or more. 
D. Are geographically or topographically separated from those lands used for 

agriculture and non-forestry uses. 
E. Have a predominant cubic-foot site class of 2 and 3. 
F. Have climate, soil and topographic conditions that require the maintenance of 

vegetative cover regardless of use. 
G. Do not generally require an on-site caretaker to effectively manage the resource. 
H. Are isolated pockets within forest areas which do not meet the above criteria but 

for other reasons are precluded from any other use. 

The area where the rezone property is located is a mix of industrial and private forestland with 
some residential development in conjunction with the tree farming.  The topography within about 
½ mile of the subject rezone property is typical of forest zoned properties:  a mix of wide, flat 
ridges with incised drainages.  In general the land is not suitable for farming type agriculture.  
There is a lower elevation valley area about ½ mile north which is in intensive private farming use.  
The subject property is not conducive to farm use due to topography.   

The soils, climate and topography make the property suitable for forest use if all of the industrial 
improvements were removed.  However, forestry is not the highest and best use of the property 
and converting to forestland is not economically feasible.  The better use for the local economy 
and the existing land use patter in the continued industrial use that has been in place for much of 
the last 40 years.  This property is an isolated pocket that does not meet the primary forest zoning 
criteria due to past use as an industrial site. 

 4. Designate as Forest-Agriculture those lands that: 
A. Are in private non-industrial ownerships where the existing ownership pattern 

consists predominantly of single small parcel owners. 
B. Provide only minimal benefit to watershed and wildlife and fisheries habitat 

areas. 
C. Are in areas where contiguously owned parcels average less than 38 acres and 

where the predominant parcel size is less than 38 acres. Contiguously owned 
parcels are considered as one unit. 

D. Have direct access to a public right-of-way. 
E. Have a predominant cubic-foot site class of 3 or 4. 
F. Have soil and topographic characteristics that do not preclude a limited non-

resource use of the land, and where such activity can be buffered from adjacent 
resource uses. 

G. Are small isolated pockets of lands surrounded by land which meets the 
preceding criteria. 

This property does not have the attributes of Forest-Agriculture based on ownership size, 
topography and other surrounding uses.  Additionally, there are no similar use properties in the 
vicinity of this rezone property.  The most suitable use for this property is the continued industrial 
use and it would not be feasible to convert this property to a forest-agricultural farming use. 

1. Limit the creation of parcels or lots for non-forest uses. 

The comprehensive plan is designed to limit the conversion of forest type parcels to non-forest 
uses to preserve forestry capability.  However, in this instance, the long term use of the property 
that started prior to zoning was for secondary industrial forest products processing.  At the time of 
zoning the property was already in industrial use.  The property was maintained in this use up until 
2017 at which time the former chip processing operation ceased.  Since that time the property has 
been intermittently used for storage of equipment and materials for local construction projects.  
These uses did not generate income from the property.  It has had recent logging in areas outside 
of the improved industrial areas but they are small in nature and are not a primary income 
contributor to this property.  The logging was conducted on surrounding lands and portions of that 
operation spilled over onto the rezone property since it is in current in common ownership. 
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6. Allow residential uses when it can be shown that the proposed use meets one of the three 
qualifications adopted by the State, known generically as the template test, lot of record dwelling 
and large tract test; and where it can be shown that siting standards exist that insure compatibility 
of the proposed residence with adjacent resource uses. 

7. Limit dwellings to individual lots or parcels where it can be shown that: 
A. The proposed use will not significantly impact forest uses on adjacent and nearby forest 

lands; 
B. The proposed use will not significantly increase the costs of forest management on 

adjacent and nearby forest lands; 
C. The dwelling site is limited in size to an area suitable and appropriate only for the needs 

of the proposed use; 
D. Where necessary, measures are taken to minimize potential negative impacts on adjacent 

and nearby forest lands; and, 
E. The proposed use is consistent with the forest policies contained in the Comprehensive 

Plan. 

At this time no dwellings are being proposed with the industrial development rezone application. 

8. Allow dwellings to exist in Primary Forest zones or on Forest-Agriculture zones where lot sizes 
are small acreages and provide for mixed resource uses to encourage small woodland lot 
ownership. 

At this time no dwellings are being proposed with the industrial development rezone application. 

9. Require a plan amendment when considering a zone change from Primary Forest (PF-80) to 
Forest-Agriculture (FA-80) in accordance with Forest Lands Policies 3 and 4. 

The property is proposed to be rezoned to industrial due to the predominate characteristics of the 
site.  A rezone to Forest-Agriculture is not being proposed. 

10. Any changes in the minimum lot sizes for forest lands will be reviewed against the requirements 
of statewide land use planning Goal 4 and implementing standards and rules. 

The property is presently below the PF-80 zone minimum of 80 acres under an approved Legal Lot 
Verification.  After the rezone to Resource Industrial Planned Development (Code Section 680) the 
property will be above the required zone minimum 38 acres (per Code Section 684.1.  At 49.34 acres 
in size it will not be large enough to partition.  The proposed rezone size and configuration is the 
minimum necessary to contain the developed industrial area, roads, stormwater ponds and forest 
buffers from residential areas. 
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PART V. AGRICULTURE 

AGRICULTURE: GOALS AND POLICIES 

GOAL: To preserve agricultural land for agricultural uses. 

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

 1. Designate as Agricultural lands those lands: 

A. With predominantly Class I through IV soils; 

B. Other land which is suitable for farm use considering: 

1. soil fertility; 

2. suitability for grazing; 

3. climatic conditions; 

4. present and future water availability for farm irrigation; 

5. existing land use patterns; 

6. technological and energy inputs required; 

7. accepted farming practices. 

C. Lands in other soil classifications necessary to permit farm practices to be 
undertaken on adjacent or nearby lands. 

 2. If the County proposes to convert agricultural lands (as defined by Statewide Land 
Use Goal 3) to urbanizable land, the County shall follow the procedures and 
requirements for exceptions to the Agricultural Lands goal, pursuant to Goal 2. 
Those uses which are permitted by ORS 215.283(1) or (2) shall not require an 
exception to the Agricultural Lands goal. [Amended by Ordinance No. 98-01 eff. 6/29/98].

 3. Designate Agricultural lands as Agricultural Resource in the Comprehensive Plan 
and implement this plan designation through the use of one (1) exclusive farm use 
zone: 

Primary Agriculture - PA-80 
Minimum lot size of 80 acres in that zone is appropriate for the continuation 
of the existing commercial agricultural enterprise in the area. 

 4. Protect agricultural lands from non-farm encroachments. 

 5. Encourage agricultural activities on designated agricultural lands. 

 6. Encourage the use of lands with the best agricultural soils, particularly those lands 
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within the flood plains, for agricultural uses. 

7. Support land division criteria appropriate for the continuation of the existing 
commercial agricultural enterprise in an area. 

8. Establish minimum lot sizes to assure that productive agricultural land will not be 
divided into parcels that are too small for commercial farm use. 

9. Avoid extension of urban facilities and services into agricultural areas whenever 
possible. No water or sewer facility shall be designed to provide domestic service to 
agricultural areas. 

10. Encourage roads through agricultural areas to locate where they will have minimum 
impacts on agricultural management and the existing lotting pattern. 

11. Prevent land uses that interfere with or impair agricultural management from 
occurring on designated agricultural lands. 

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

13. Allow the division of lands placed in the Primary Agriculture District in accordance 
with the following: 

A. The lot area is consistent with the agriculture land use policy for the State of 
Oregon as expressed in ORS 215.243 and consistent with ORS 215.263 and 
ORS 215.780; 

B. The lot area is of a similar size to existing commercial agricultural operations in 
the surrounding area; 

C. In those instances where it is proposed to locate a farm-related dwelling, the 
proposed lot area is of sufficient size to support commercial production of food or 
fiber using accepted farm practices as defined in ORS 215.203 (2) (c); 

D. Approval of the partitioning will not seriously interfere with the preservation of 
wildlife of fish habitat areas as identified in the Columbia County Comprehensive 
Plan, or interference will by mitigated; and, 

E. Any additional criteria as set forth in the County Primary Agriculture District. 

14. Limit residential uses within the Exclusive Farm Use District to those dwellings as 
provided in ORS 215.263 through ORS 215.296; ORS 215.700 through ORS 
215.780. 

15. Permit non-farm/non-forest uses only when not in conflict with agricultural or forestry 
activities. 

16. Require that an applicant for a non-farm use record a waiver of the right to 
remonstrate against accepted farm or forest practices including spraying. 
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17. Allow non-farm uses in accordance with ORS 215.283 and ORS 215.284. 

18. In order to provide additional protection to the existing commercial agricultural 
economy of the County, the division of land in the primary agriculture zone into lots 
smaller than 80 acres will be allowed only if consistent with ORS 215.263, ORS 
215.284 and ORS 215.780. 

The subject property is not suitable for farming type agriculture primarily due to the fact that the more 
level area that could be suitable for farming is paved.  Removal of the paving for farm use is not cost 
effective.  Additionally, the topography outside of the paved area is generally too steep for farming.  
Limited residential use in conjunction is not feasible primarily because farming of this property is not 
feasible.   

The existing road system through this property is supportive of timber agriculture on adjoining properties.  
It is not beneficial to any other types of agriculture since these uses do not materially exist on nearby 
properties.  There are possible small scale farm uses several acres in size on adjoining properties.  These 
uses are not commercial in nature and would not benefit from these road systems.   

In  summary, the rezone to Industrial does not affect the county’s agricultural land supply as this property 
has not been, is not currently and will not  in the future be  suitable for commercial farm use.
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HOUSING: GOALS AND POLICIES 

GOAL: To provide for the housing needs of the citizens of the County by allowing adequate 
flexibility in housing location, type, and density. 

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

1. Encourage an adequate housing supply by providing adequate opportunity for the 
development of new housing units and supporting the rehabilitation of the existing 
housing units when feasible. 

2. Develop land use designations that provide for a wide range of housing units. 

3. Provide adequate land inside the urban growth boundaries to meet housing needs and 
to provide for a wide range of urban housing choices. 

4. Encourage development which will provide a range of choices in housing type, densities, 
price, and rent ranges throughout the County. 

5. Encourage the development of Planned Developments which provide a range of 
housing types. 

6. Insure there is an adequate supply of zoned land available in areas accessible to 
employment and public services to provide a choice of type, location, density, and cost 
of housing units commensurate to the needs of County residents. 

7. Encourage the full utilization of urban lands by providing for development of undersized 
lots and increasing allowable densities in urban service areas which have excess public 
facility capacity or potential for cost efficient expansion. 

8. Encourage, through the provision of bonus density, increases in the use of planned unit 
development to cluster structures and protect areas with open space or wildlife habitat 
values having County or area-wide significance. 

9. Allow the siting of mobile homes anywhere a single-family dwelling is allowed. 

10. Assist all the appropriate organizations and individuals in their efforts to provide 
housing which meets the needs of the low income, elderly, and handicapped residents 
of the County, and to rehabilitate the existing housing stock. 

11. Allow the development of a permitted residential use on a lot of record under single 
ownership if it meets all the sanitation regulations and all other applicable County codes 
and ordinances. 

12. Encourage the in-filling of urban growth boundary areas. 

This rezone to Industrial does not affect the housing land supply available for home construction in any  
way as this property is industrial in nature but zoned for forest use.  It may have a minor impact on 
housing demand in the local area as an increase in jobs may result in an increase in labor force moving into 
the county.  It is expected that the nearby town of Clastskanie has sufficient capacity for new housing to 
support this increased labor force.  In general, the Urban Growth Boundaries (UGB) need to maintain a 20 
year’s supply of buildable land available for housing construction.  Most of the housing will need to come 
from within the UGB as the rural properties in the vicinity of the new mill are not zoned for residential use.
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RURAL RESIDENTIAL: GOALS AND POLICIES 

GOAL: It is the goal of the County to provide for the continuation and needed expansion of 
Rural Residential uses on those resource lands where a valid exception can be, or 
has been shown to be, justified. 

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

1. Designate as Rural Residential in the Plan those lands for which a valid exception has 
been, or can be shown to be, justified, and implement this plan designation through 
the use of Rural Residential zones. [Amended by Ordinance No. 98-4 eff. November 1998].

2. Designate as Rural Residential in the implementing ordinances those lands which: 

A. Meet the criteria for a valid exception as set out in OAR 660-04-025 or OAR 660-
04-028. 

B. Do not meet the criteria for being included in the Rural Center Designation. 

3. Establish a Rural Residential Zone with a 5-acre minimum lot or parcel size where 
such lands: [Amended by Ordinance No. 98-4 eff. November 1998].

A. Must rely on a private water system to serve the property. 

B. Must rely on a private sewage disposal system to serve the property. 

C. Have access onto a public or private right-of-way meeting applicable County Road 
Standards. [Amended by Ordinance No. 98-4 eff. November 1998].

D. May or may not be within a rural fire protection district. [Amended by Ordinance No. 984 
eff. November 1998].

4. Establish a Rural Residential Zone with a 2-acre minimum lot or parcel size, where 
such lands will not create "spot zoning" (a relatively small area with different zoning 
than its surroundings) and, as determined by the County: [Amended by Ordinance No. 98-4 

eff. November 1998].

A. Are within an existing public or community water district providing adequate 
domestic and fire flow water. [Amended by Ordinance No. 98-4 eff. November 1998].

B. Have soils capable of accommodating a subsurface septic system. [Amended by 
Ordinance No. 98-4 eff. November 1998].

C. Have access onto a public right-of-way meeting applicable County 
Road Standards. [Amended by Ordinance No. 98-4 eff. November 1998].

D. Are within, and can be served by a rural fire protection district. [Amended by 
Ordinance No. 98-4 eff. November 1998].
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E. A 2-acre minimum parcel size is appropriate to maintain the rural character of the 
area. [Amended by Ordinance No. 98-4 eff. November 1998].

F. The conversion complies with the Oregon Administrative Rule requirements for 
an exception to Goal 14. [Added by Ordinance No. 98-4 eff. November 1998', Amended by 

Ordinance No. 00-05, eff. 11/13/00].

5. Encourage the in-filling of existing built and committed lands for new 
residential development. 

6. Encourage rural growth in exception areas where facilities and services such as 
adequate transportation networks, school facilities, fire districts, water and police 
services, etc. already exist so as to minimize costs of providing such services to these 
areas. 

7. Require a buffer between Rural Residential development and adjacent resource lands. 

8. Evaluate capacities of community water sources providing water to residential areas 
on a periodic basis to determine source stability in comparison to anticipated growth. 
[Amended by Ordinance No. 98-4 eff. November 1998; previous #8 deleted]. 

The rezone from Forest to Resource Industrial Planned Development 680 does not affect 
the rural residential land supply nor does it affect the buffer between rural residential and 
adjoining resource lands.   It may result in a slight increase in demand for rural properties 
as the housing needs for the labor force will inevitably be split between living in both the 
rural and urban areas.   The immediate need for rural residential lots for labor will need to 
be absorbed by existing supply of residential lots.  In future comprehensive map plan 
reviews it may require an expansion of the rural residential land supply to come from the 
interface area between rural and resource lands.  Any expansion of this area would be 
near the town of Clatskanie and this rezone would not affect that future supply of interface 
land as the town is about 1 mile from the proposed site.

Page 30



PART VIII. RURAL COMMUNITIES 

RURAL COMMUNITIES: GOALS AND POLICIES 
[Amended by Ordinance No. 98-4 eff. November 1998]. 

GOAL: To provide for the continuation and expansion of recognized Rural Communities at a 
level commensurate with their rural character and need. [Amended by Ordinance No. 98-

4 eff. November 1998].

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

1. Acknowledge the communities of Alston Corner, Goble, Deer Island, Mist, Birkenfeld, 
and Quincy as Rural Communities. [Amended by Ordinance No. 98-4 eff. November 1998].

2. Establish a boundary for each of the designated Rural Communities based upon: 

A. Estimated growth patterns for the Rural Communities and their surroundings. 
[Amended by Ordinance No. 98-4 eff. November 1998]. 

B. Existing public facilities such as community water and/or sewer. 

C. Land use patterns and parcel sizes. 

D. Natural barriers and features. 

E. Suitability for septic systems. 

F. Other pertinent considerations. 

3. Allow the establishment of single family dwellings as a matter of right. 

4. Allow the establishment of commercial and industrial uses where it can be shown that: 

A. The proposed use is appropriate to the continuation of the Rural Community and 
its surroundings. [Amended by Ordinance No. 98-4 eff. November 1998].

B. The siting requirements of the Zoning Ordinance can be met. [Amended by Ordinance 
No. 98-4 eff. November 1998].

5. Allow the construction or expansion of public facilities to a level which is consistent 
with the character of the Rural Community, up to but not exceeding the provision of: 
[Amended by Ordinance No. 98-4 eff. November 1998].

A. Public or community water systems. 

B. Public or community sewage systems. 

C. Arterial access. 

D. Rural fire district emergency services. [Amended by Ordinance No. 98-4 eff. November 
1998].
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6. Encourage the siting of appropriate public uses, consistent with the character of each 
area, within Rural Communities. [Amended by Ordinance No. 98-4 eff. November 1998].

7. Encourage the in-filling of Rural Communities to a level consistent with the 
development limitations of each area. [Amended by Ordinance No. 98-4 eff. November 1998].

8. Establish a 40,000 square foot lot size in the Rural Community zone. [Amended by 
Ordinance No. 98-4 eff. November 1998].

0. [Deleted by Ordinance No. 98-4 eff. November 1998]. 

There are no rural communities near this proposed rezone area so this proposed use 
does not affect them.
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URBANIZATION: GOALS AND POLICIES 

[Amended by Ordinance No. 2009-7, eff. Sept 9, 2009] 

GOAL:   

To create and maintain the urban growth boundaries based upon Statewide Planning Goal 14, 
ORS 197.298, OAR 660, Division 24 and other relevant state laws as provided in the 
Background section. 

POLICIES: It 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. 

3. Minimize the number of new special districts inside the urban growth 
boundaries. 

4. Accommodate the growth projected for urban areas to the year 2000. 

5. Minimize the conflicts between urban and rural land uses. 

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

7. Develop managing techniques with the incorporated cities. 

8. Locate major public and private developments where they will not encourage 
residential growth outside the designated boundary. 

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

10. 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. The 
process of expanding the urban growth areas may begin when there is less 
than a five (5) year supply of residential land. Cities also are required by 
Statewide Planning Goal 9 to maintain at least an eight (8) year supply of 
serviceable industrial or commercial land inside the Urban Growth Boundary. 
Serviceable land is that which can be provided with public water and sewer 
utilities within one year, if such services are requested. [Amended by Ordinance 

2001-09 eff. 4/07/02].

11. Not to form new special districts within the urban growth boundaries unless the 
services are compatible with the plans of the cities for the provision of services 
within the urban growth boundaries. 
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12. Have mutually agreed upon land use designations with each city. 

13. Review all subdivision plats in the urban growth areas to insure the 
establishment of a safe and efficient road system. 

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

15. Support the development of Local Improvement Districts (LIDs) to develop local 
services. 

16. Coordinate the development of facilities by existing special districts to 
insure coordination with city plans. 

17. Adopt the urban growth boundaries, and those portions of the adopted 
comprehensive plans relating to the unincorporated urban growth areas, for the 
municipalities of Clatskanie, Columbia City, Rainier, Scappoose, St. Helens, 
and Vernonia. 

18. Periodically update coordinated 20-year population forecasts for each city’s 
urban growth boundary and for the unincorporated areas, based upon the 
projections of a regionally accepted population forecast, such as the studies 
prepared by the Portland State University and the BPA. The County's 
projection will be within 10% of the regionally accepted projection and the 
incorporated cities' projections will be allocated on a jurisdiction by jurisdiction 
basis. 

19. Existing population projections for the unincorporated areas will not be used as 
a basis for residential needs exception. 

20. Limit development outside of urban growth boundaries to densities which do 
not require an urban level of public facilities or services and are consistent with 
Goal 14 and OAR 660, Division 4.. 

The urbanization goal is designed to promote orderly development within the urban 
growth boundary.  As such, the rezone project does not adversely affect the development 
within nearby urban growth boundaries.  However, public services and the ability to 
provide these services to areas outside of the urban areas can become stretched by 
development outside the core areas.  Policy 20 seeks to limit development outside of the 
growth boundaries in densities that negatively affect public facilities.   

The new millsite proposed on the rezoned property has a limited effect on public services.  
The site has been developed and utilized for industrial use since around 1977 and as such 
the services developed and provided over the years are still adequate to support the 
industrial use.  The property has on site well water and stormwater systems that do not 
rely on public facilities.  Phone, internet, power and roads are the main public facilities 
impacted by the development.  The proposed project has a minimal impact to these public 
facilities as discussed in Application Section 3. 

The rezone application does not in any way go against the urbanization goals and public 
facilities are not stressed as a result of the proposed new millsite. 
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PART X. ECONOMY 

ECONOMY: GOALS AND POLICIES  

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 economic base. 

The rezone of this property from Forest to Industrial has a positive effect on the local 
economy and directly supports this Columbia County goal to reduce unemployment.  Two 
existing challenges within Columbia County are addressed by this project:  1) industrial 
zoned lands lack public facilities; and 2) there has been a decreasing amount of forest 
products related jobs.  This rezone project directly supports the plan’s stated “opportunities 
or economic advantages” by providing employment in wood processing.  The proposed 
millsite on the rezoned industrial land will provide secondary value added forest product 
processing that includes:  retail and private label custom wood production as well as 
wholesale lumber production. 

Higher paying jobs in the wood products industry should help keep the County’s workforce 
within the county and reduce the number of workers that leave the county for their 
employment.  It may also help reduce the migration of younger people out of the area if they 
have high skilled, good wage job nearby in the local economy.   

The existing public infrastructure to the well developed existing industrial site directly 
addresses a common problem with other similar vacant industrial zoned lands.  Given the 
level of existing improvements this project supports the county’s goal of increasing wood 
products processing while utilizing industrial land that does not strain public services.  This 
is further explained in Section 3 of the application. 

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

 1. Encourage the creation of new and continuous employment opportunities 

The rezone and resulting millsite construction will provide temporary high wage 
construction jobs and between 20 and 25 full time operational and maintenance jobs when 
the plant reaches full production. 

 2. Encourage a stable and diversified economy. 

The secondary processing of wood products will diversify the local economy and provide 
good wage manufacturing jobs. 

 3. Reflect the needs of the unemployed and of those persons who will enter the labor 
market in the future. 
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There will likely be a migration of skilled workers from within the local economy to the millsite 
jobs.  The trickle down effect will likely open up entry level jobs in the local economy for other 
people looking to enter or re-enter the work force. 

 4. Place the County in the position of being able to respond to market opportunities by 
providing technical assistance in locating available sites for development. 

The county has an opportunity to respond to approve the rezone and capture the opportunity 
to have a new millsite in the County by means of this rezone application process.  A pre-
application meeting was held between the County staff and the applicant to review the 
application process requirements.  During the meeting the county planning outlined the key 
dates required to process the rezone application as well as the permitting process for the final 
millsite construction.  This application is submitted in response to the defined process 
requirements.    

 5. Encourage the activity of the community organizations which work for sound 
economic development. 

The county will involve these community organizations as part of the notification and 
comment periods as well as input that can be provided at the public planning commission 
meeting. 

 6. Preserve prime maritime industrial sites from pre-emptive uses until needed for 
industrial uses. 

This is not a maritime industrial site so this policy does not apply to this project. 

 7. Protect identified aggregate resources until they are extracted, and plan for the 
reclamation and future productive uses of those sites. 

This is not an aggregate resource area so this policy does not apply to this project. 

 8. Reserve valuable industrial sites for industrial uses. 

This is one of the primary comprehensive plan policy objectives being met by this application.  
This heavily developed industrial site within the Forest zone is being rezoned for Industrial 
use which is the highest and best use for this developed site. 

 9. Encourage the trade and service sectors and the recreation industry to insure greater 
revenue spending locally. 

This project will involve the trade sector primarily during the initial construction phase as well 
as expansion phases during the project life.  A minor trade component will continue on with 
the life of the millsite which requires routine and major maintenance of the operating 
equipment. 

 10. Support 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 
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These control incentives may be involved during this process.  These incentives are not the 
objective of the rezone to industrial but may come into play later on during the permitting 
phases of the post rezone construction project. 

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

A representative for the proposed purchaser reached out to Clatskanie Public Utility District 
to confirm the available power supply to support this project.  The new millsite is estimated 
to require a 5,000-amp service for running the equipment.  The original power distribution 
system to the millsite was removed during the chipping system demolition.  The site 
currently has a 100-amp underground system to service the maintenance shop and the 
stormwater pumping systems. 

An email response from the PUD, included with this application, shows this project’s 5,000-
amp service will not create an undue burden on the PUD to supply the power to this millsite.  
The PUD letter is contained in Section 3 of the application. 

Phone and internet utilities are not expected to be larger in size than what was required by 
the former operations maintenance building.  These services are not being proposed to be 
increased in size and the servicing districts were not contacted to provide input to this 
project. 

There is no public water or sewer available to or near this millsite and these services are not 
required to be made available to the new operation after the rezone.  The millsite has one 
industrial well (60 GPM) and one municipal well (43 GPM) providing water to the millsite.  
This   There are two geotechnical wells that were installed during the demolition phase of the 
chipping facility, however these wells do not supply any water to the facility. The two water-
producing well logs have been included in Section 3 of the application. 

The property has an onsite stormwater system to capture and process runoff from the 
facility.  This system consists of three ponds and a series of pumps and gravity flow to move 
the water in the pond system.  Additionally, there is an existing sanitary sewer that supplies 
necessary on-site disposal with no need for connection to any public disposal services.  
Upon construction of the new mill additional sanitary services will likely be required to 
support the operations and maintenance staff in the production area of the mill.  It is likely 
that the onsite system will have to be expanded or a new larger system installed.  The site 
has excess lands to support an increased sanitary system on site, which will be subject to 
review and approval by the County Sanitarian. 

In summary, the electrical power supply for the proposed future use is available to the 
property without putting any undue burden on the local PUD (see attached email in 
application Section 3).  Water supply, stormwater disposal and sanitary sewer disposal 
capacity is available onsite and does not need any public services for these functions.  The 
property has a negligible impact on public facilities to be used as an industrial site.   

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

This fully developed industrial site is not located within the urban area.  However, it is within 
one mile of an urban area so it generally supports this policy as well as directly supporting 
several of the policies in Goals 9 and 10 above.   

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 Industrial district to facilitate this policy. [added 7-93] Page 37



This project is not anticipated to positively or negatively affect airport facilities in any way.
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PART XI. COMMERCIAL 

PART XI. COMMERCIAL 

BACKGROUND: 

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. 

These 55 commercial parcels have been broken down into four (4) general categories based 
upon the following locational characteristics: 

1. Rural/Urban - These uses fall within close proximity to an 
incorporated area or urban growth boundary and 
support both a rural and urban population. These 
uses are typically located along a major arterial. 

2. Rural Center -These uses serve a fairly well defined population 
and are located within recognized Rural Centers. 

3. Rural - These typically autonomous uses serve a loosely 
defined rural population, are typically located at 
intersections of county roads, and provide limited 
services to a low density population. 

4. Marine Commercial - These uses are located along the Columbia River 
and Multnomah Channel and provide the services 
necessary to support the many levels of water 
related activities occurring in the County. 

A total of 23 sites fall within the Rural/Urban category, 10 within the Rural Center 
category, 11 within the Rural category, and 11 within the Marine category. The 
following table further breaks down these categories according to specific location. 

This rezone does not affect the commercial land supply.  In fact, the rezone 
conditions of approval, according to the County staff, prohibits a rezone to 
commercial or commercial use of the Industrial zoned property in the future.
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PART XII. INDUSTRIAL SITING 

INDUSTRIAL ECONOMIC ANALYSIS:  

INTRODUCTION 

Decisions made in the private sector will help determine whether or not growth occurs in the 
county. The county and/or the state can facilitate growth or they can prevent it from occurring, 
but they cannot, on their own, make it happen. The following is an analysis of a scenario of 
what may happen in the next 20 years in Columbia County, based on decisions and trends 
during the past 20 years. 

In the short term, Columbia County can grow economically by increasing its economic base, 
which supports population and service industries, or by increasing the number of residents who 
gain their income from outside the county, principally in the Portland metropolitan area or in 
Cowlitz County. While it would be desirable to provide jobs in Columbia County for residents of 
the county, it is likely that some growth will occur in both ways. 

The county's designation of residential opportunities will determine the increases in the number 
of people living in Columbia County and working elsewhere. The amount, type, and location of 
land designated in the Comprehensive Plan for Economic Development will determine the 
maximum amount of industry the county might be able to attract. The land should be 
appropriately located and suitable for development. It should be located to relate to the 
county's natural resources and natural advantages. 

Based on an analysis of the economic data concerning the County, the following are some of 
the economic opportunities for Columbia County. 

- As "second growth" timber replenishes the timber supply, increased output of forest 
products will occur during periods of stronger demand. 

- Agricultural output can increase with the expansion of irrigation and shifting to 
higher valued crops. Expansion in this area could also occur by increasing the 
processing of products done within the County. 

- Natural Resources. Natural gas and petroleum activities will depend on discoveries 
and demand (prices). With diminishing sources of aggregate in the Portland 
metropolitan area, Columbia County can gain an increasing share of this market. 
Metallic mineral development appears to be a long way away, since most of the 
known ore deposits are low-grade. 

- Waterfront Activities. The location of these activities are sporadic and cyclical. If 
Columbia County has marine/industrial sites available at the time a location 
opportunity occurs, it will have a chance. The availability of sites per se cannot 
guarantee success, but a lack of sites can guarantee that development will not 
occur. Types of marine manufacturing activities that seem likely are primarily 
metals, fabricated metals, chemicals, and petroleum refining. Others include boat 
building and repair, and inland navigation terminals. 
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- Other manufacturing. The most likely source of growth is from companies starting 
up or already in Columbia County. Most labor-intensive manufacturers believe that 
the County's labor force is not large enough for a plant employing more than several 
hundred workers. This applies primarily to light manufacturing such as electronics, 
where wages are not high enough to attract workers to Columbia County. In the 
case of heavy industry, usually the wages are high enough to attract workers from 
outside of the county if the development requires more employees than can be 
provided by the local labor force. 

This rezone to Industrial and subsequent millsite development will support this policy to 
develop high wage industrial jobs within Columbia County.  This will develop, attract 
and keep a skilled labor force within Columbia County.  It is more likely that the labor for 
these mill jobs will come from within the county from workers displaced from other 
closed or reduced manufacturing jobsites.  This will tend to open up entry level jobs for 
first time workers or workers re-entering the work force. 

SUMMARY OF ECONOMIC DATA

1. Population Projections for the Year 2000. 

Low Medium High

Rural 23,875 25,617 27,111
City 29,364 35,974 43,985

TOTAL 53,239 61,591 71,096

To ensure that the economic projections are compatible with other sections of the 
comprehensive plan, the medium population projection will be used in this analysis. 

2. Columbia County Labor Force to Population Ratio. 

Year Labor Force Population Ratio 

1974 14,280 32,080 0.445 
1980 16,400 35,646 0.460 

For the purposes of evaluating the projected job and land needs, a ratio of 0.45 will be 
used. By comparison, Washington and Clackamas counties' ratios are 0.42 and 0.41, 
respectively, while Multnomah County and Portland are 0.54 and 0.61. This ratio 
assumes a continuation of the existing relationship between the labor force and the 
population. 

3. Economic Base Composition. 
Ratio of 

Manufacturing Non-Manufacturing Manuf. Jobs to 
Year Jobs Jobs Non-Manuf. Jobs 

1970 2,450 3,380 1:1.3 
1975 2,430 5,940 1:2.4
1980 2,520 5,820 1:2.3 
1981 2,340 8,290 1:3.5
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1982 1,880 7,510 1:3.99 

The ratio of manufacturing to non-manufacturing jobs has varied considerably over the 
past 15 years. A part of this variation can be attributed to the overall state of the 
economy. When the economy is strong, and employment is high in the wood products 
industry, the ratio favors the manufacturing sector. When wood products is down, the 
ratio leans toward the service industry. The ratio of 1:2 is a reasonable goal. 

This millsite project will help move the county’s manufacturing job ratio from its last 
measured ratio of 1:3.99 (year 2000) towards the 1:2 goal. 

4. Labor Force Projections 

Year Population Labor Force Increase Over 1980 

1980 35,646 16,400 - 
1990 48,618 21,878 5,478 
2000 61,659 27,715 11,315 

Based on these population projections and maintaining the existing ratio between the 
labor force and the population, Columbia County will have between 7,500 and 11,000 
new workers by the year 2000. Assuming a 2:1 ratio of service to manufacturing jobs, 
this would require 3,733 manufacturing jobs and 7,467 service jobs by the year 2000. 

5. Employment Capacity of Vacant Buildable Industrial Sites. 

Area
Vacant 

Buildable Acres 
Density per  
Gross Acre 

Estimated 
Total 

Employment

Scappoose
Inside City Limits 30 4.0 120 
Outside City Limits 65 1.5 98 

St. Helens 
Inside City Limits 120 4.0 480
Outside City Limits 160 1.5 240 

Columbia City 

Inside City Limits 30 4.0 120 

Rainier
Inside City Limits

Heavy Industry 280 1.5 420 
Light Industry 8 4.0 32

Outside City Limits
Heavy Industry 90 1.5 135
Light Industry 91 4.0 364 

Vacant Density per Estimated
Area Buildable Acres Gross Acre Total

Employment

Clatskanie
Inside City Limits 2 4.0 8
Outside City Limits 31 1.5 47 Page 42



Vernonia
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Outside City Limits 135 1.5 202 

Unincorporated County 
Reichhold 523 1.0 523
Port Westward 780 1.0 780 
Prescott 65 1.0 65
Bernet Site 49 1.0 49
Scappoose Air Park 94 1.0 94

Total 2,553  3,777  

The density per gross acre figures in the above chart are 4.0 per acre for light industry 
and industry inside city limits, and 1.5 for heavy industry and industry outside city limits. 
Heavy isolated industry such as Port Westward has been computed at 1.0 employees 
per acre. These figures are all higher than current Columbia County averages. 

This project will impact an area outside of an urban center.  The area is very near 
Clatskanie which in the year 2000 had 2 vacant acres inside the UGB and 31 vacant acres 
outside the UGB.  This project more than doubles the vacant industrial land supply in the 
Clatskanie “area” outside of the UGB.   

The goal density of worker to vacant land outside of the UGB is 1.5 workers per acre.  
This project is estimated to result in approximately 0.4 to 0.5 workers per acre.  Part of 
the reason for this lower worker density is that approxiately 50 to 60% of the available 
industrial land is taken up with log storage.  There is a significant amount land used for 
raw material storage versus the amount of land (and workers) required to process the 
raw materials (logs) into lumber.   

In any event, the newly zoned Industrial land outside the UGB will be added to the 
inventory and then immediately utilized to increase the manufacturing job density.  the 
proposed lumber manufacturing operation labor density of 0.4 to 0.5 workers per acres is 
higher than the previous chipping operation that was operated from approximately 1978 
to 2017. 

PROBABLE GROWTH

1. Columbia County Factors. 

A. The commuter population to Portland and Longview will increase, based on the 
growth within those areas and the cost and ease of commuting, the price of 
gasoline and automobiles, and maintenance. 

B. The majority of economic growth and jobs in Columbia County initially must be 
based on natural resource and transportation system availability. These types of 
industries are land-extensive, not labor-intensive. Columbia County's existing 
labor force is too small and decentralized to be able to serve a large intense 
employer with several hundred employees. 

C. Some growth will occur among small home-grown manufacturing firms. 
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D. In the long-term, as the labor forces grows, small light industries will or can be 
attracted, based on the availability of labor as well as the other location factors. 

E. Service and secondary industrial growth will occur in relationship to Items A and 
B. 

2. State Perspective. 

A. Within the state and the Pacific Northwest, the use of the Columbia-Snake River 
system will increase. This will include greater use of up-river ports, which will 
require a variety of sites down-river for the transfer of good from barge or rail to 
ship. Some of the Columbia County sites have excellent characteristics to meet 
this need. 

B. There is a need within the state for large isolated sites for heavy industry. These 
sites must be isolated and separated from concentrations of populations.  While 
these sites themselves need to be isolated, they also need to be relatively close 
to major sources of support industries, services, and be served by multi-modal 
transportation. 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 
located in Columbia County will contribute to that diversification. 

CONCLUSIONS 

1. The amount of land proposed to be designated for industrial development in 
Columbia County will accommodate approximately 3,700 jobs, based on 
existing conditions. 

2. Based on the existing and historic labor participation rates, the median population 
projections, a ratio of 1:2 manufacturing to service workers, and a policy to promote 
jobs in Columbia County for Columbia County residents, there will be a need for 
approximately 3,700 new jobs in Columbia County by the year 2000. 

In support of Conclusion 1 there are 20 to 25 jobs created by the rezone and subsequent 
millsite development which moves the county towards the desired goal of 3,700 new 
jobs in Columbia County by the year 2000 (and beyond).  It will slightly increase the 
manufacturing job ratio which moves the needle more towards the 1:2 ratio goal in 
conclusion 2.  It adds 49 acres of industrial land as desired by the Conclusion 1 goal 
and immediately adds jobs to increase the county’s manufacturing job ratio in 
Conclusion 2. 

It should be noted that the rezone of this property is not an Exception to Goals 3 and 4 
under the “Industrial use of abandoned or diminished mill sites” under ORS 197.719.  
This amendment to the County’s comprehensive plan is specifically  addressed in this 
Application Section 2 .  Section 2 details out how the idled millsite meets the criteria of 
ORS 197.719.
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INDUSTRIAL DEVELOPMENT: GOALS AND POLICIES 

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. 

The rezone and resulting millsite will add secondary forest products processing jobs to 
the County’s job inventory without removing manufacturing jobs elsewhere in the 
county.  This opportunity also utilizes the natural resources (logs) generated from 
within the county to produce lumber which is a value-added product. 

2. Encourages a stable and diversified economy. 

Secondary manufacturing requires a large capital investment.  These investments tend to 
operate long term due to the large upfront cost which makes them a stable employer. 

 3. Reflects the needs of the unemployed and of those persons who will enter the 
labor market in the future. 

This opportunity will provide higher than average wage jobs.  The workers are expected 
to come from lower wage jobs within the local labor market.  The lower wage jobs can 
then be filled with workers seeking to re-enter the labor market or first-time workers. 

 4. Places the County in the position of being able to respond to market 
opportunities by providing technical assistance in locating available sites for 
development. 

The primary impact on County resources will be the processing of this Application.  
We have talked to the fire department and they would like to provide feedback on 
the new mill layout and fire system design.  Typically the mill personnel are the first 
responders to a fire event.  The fire department will respond and if needed will mop 
up or take over if the fire gets too large and requires specialized firefighting skills.  

 5. Recognizes the existence of sites suitable to be developed as deep-water ports 
but are not needed at this time. 

Deep water ports are not affected by this rezone and millsite development.   

4. Reserves valuable industrial sites for industrial use. 

This rezone allows an existing valuable fully developed industrial site to be used for an 
industrial use.  This rezone to industrial directly meets this policy objective. 
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 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  

The rezone does not directly affect tax incentives.  The rezone process however, places 
restrictions on the site that it cannot be used for commercial purposes in the future. 

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

Section 3 of the Application contains the communication with the PUD that shows the 
proposed millsite and 5,000-amp service will not place an undue burden on the Clatskanie 
PUD. 

9. Assures land which is already used as industrial or irrevocably committed to 
industry shall be so designated. 

This property is already irrevocably committed to industrial use.  Converting to a resource 
use is not cost effective and will not happen.  The rezone will ensure that industrial land 
already committed to industrial use will be put back into productive use. 

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

This property was put into industrial use at a time when urban growth boundaries 
were just being considered and established.  The site does not need extensive public 
facilities from the urban area. The only utility expected to be expanded is the power 
supply, which is available from the local PUD as explained in Application Section 3. 

11. Directs industries that are either land extensive, resource related, marine 
related, and/or incompatible with urban populations to those sites which are 
appropriate to the use and are currently zoned for that use. 

This industrial property is in an area where it was compatible for secondary 
resource uses for nearly 40 years.  It is more compatible to continue with the 
historic industrial use in the rezone location than to try to move create a new use in 
an industrial area withing a UGB. 

12. Is consistent with the exception statements for those sites requiring an 
exception to the applicable resource goal. 

No resource goal exceptions are required for the rezone to Resource Industrial Planned 
Development (680).  ORS 197.719 allows for diminished or abandoned millsites to be 
rezoned to industrial without requiring an exception to Goals 3 & 4.  The adherence to the 
diminished millsite requirements stated in ORS 197.719 are located at the end of 
Application Section 2. 

Page 46



RESOURCE INDUSTRIAL DEVELOPMENT: GOALS AND POLICIES  
GOAL:  

It is a goal of the County to provide for industrial development on rural lands when such 
development can be shown to support, utilize, or in some manner be dependent upon, the 
natural resources of the area. 

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

1. Designate as Rural Industrial in the Plan those lands which are currently being 
utilized or which are recognized as being needed to accommodate rural and 
natural resource industries. 

The property being rezoned was used as a heavy industrial site for a period of nearly 40 years 
until it was closed in 2017.  Since closure in 2017 it has been used as a staging site for several 
local large construction projects.  It is currently underutilized and is not in use (vacant).  The 
existing approximate 24 acre paved log yard has been maintained as well as the pumping 
systems for the stormwater ponds.  An existing 3,000 +/- square feet maintenance shop is 
located on the property and it is not in use.   

2. Implement the Rural Industrial plan designation through the use of a single 
Resource Industrial Planned Development zone. 

A single zone is not possible for this property as it was developed as an industrial 
site in the late 1970’s and is not located near any other developed industrial 
properties. 

3. Restrict industrial development on land zoned Resource Industrial Planned 
Development to those uses that: 

A. Are not generally labor intensive; 

B. Are land extensive; 

C. Are located with adequate rail and/or vehicle and/or deep water port 
and/or airstrip access; 

D. Complement the character and development of the surrounding area; 

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

F. Will not require facility and/or service improvements at public expense; 
or, 

G. Are not appropriate for location within Urban Growth Boundaries due to 
their hazardous nature. 

Restricting the uses on this site during the rezone process would not be beneficial as it is 
being put back into a very similar use to what previously existed.  It will not put an undue 
burden on the public utility districts and is consistent with the resource uses on 
surrounding properties. 

PART XIII. TRANSPORTATION 

Page 47



TRANSPORTATION: GOALS AND POLICIES 
[Amd. Ordinance No. 98-03, eff. 09.22.98]  
[Amd. Ordinance No. 2017-2 eff. 10.10.17] 

GOAL:   

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

OBJECTIVES:   

1. “To utilize the various modes of transportation that are available in the County to 
provide for the residents  maximize efficient use of transportation infrastructure   
for all users and modes.”  

2. “To encourage and promote an efficient, accessible, equitable, and economical 
transportation system to serve the commercial and industrial establishments of 
the County.” 

3. “To improve the existing transportation system plan for an economically viable  
and cost-effective transporation system that makes the best use of limited  
transportation funds.”  

POLICIES:  

1. Columbia County’s transportation plan was adopted on 1998 in 2017, entitled 
Columbia County Rural Transportation System Plan. It is hereby incorporated  
into and made part of the Columbia County Comprehensive Plan by this 
reference. The transportation plan shall be reviewed periodically and updated 
as necessary. 

2. The dedication of adequate rights-of-way to meet the standards set in the 
Transportation Plan shall be required of any person seeking a Zone Change, 
Conditional Use Permit, Subdivision, or Partition. The developer of a 
subdivision in an urban growth area will be required to make the appropriate 
improvements to any related street to meet the roadway, access spacing, and 
mobility standards set in a Transportation Plan. 

3. All expanding or new development shall contribute a fair and proportionate  
share toward appropriate off-site improvements to county roads shall be 
required whenever a development results in a major increase in traffic on an 
existing county road. 

4. County will manage access to roadways to reduce congestion and conflicting 
travel patterns. The County will work with the Oregon Department of 
Transportation (ODOT) to limit the number of access points onto Principle  
Arterials arterial roads. Direct access to U.S. Highway 30 will be limited as 
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much as is practical in order to reduce the potential for congestion and 
conflicting traffic patterns which would disrupt the flow of traffic. 

5. The County shall work to enhance freight efficiency, access, capacity and  
reliability, including access to intermodal facilities such as ports and airports. 
Industrial uses shall be encouraged to locate in such a manner that they may 
take advantage of the water and rail transportation systems which are available 
to the County. 

6. The County will support reducing the number of rail crossings and will support 
measures to enhance safety at rail crossings.  

7. The County will work with the Port of St. Helens to encourage the 
establishment and use of dock facilities. 

8. The two existing airports, in Scappoose and Vernonia, will be zoned with a 
landing field overlay zone that incorporates the height restrictions set by the 
Federal Aviation Administration. It will allow the development of airport related 
industrial uses. 

9. Restriction of the location of new pipelines and high voltage transmission lines 
to within existing rights-of-way will be encouraged whenever possible. 

10. The County will develop and implement plans to address safe and convenient 
pedestrian and bicycle circulation, including providing access to key activity  
centers, such as transit facilities, commercial centers, and community facilities,  
and improving connections and the ability to transfer between transportation  
modes.  

11. Columbia County will continue to support the efforts of COLCO Transportation 
to supply public transit to the citizens of the County coordinate with transit  
providers and transit plans (e.g., the 2009 Columbia County Community-Wide  
Transit Plan and US 30 Transit Access Plan) to improve the coverage, 
reliability and frequency of services.  

12. The County shall promote transit accessibility to transportation-disadvantaged  
groups and special attention will be given to theneeds of the handicapped 
citizens with special needs whenever the County considers a proposal for the 
provision of public transit. 

13. The County will promote walking, bicycling, and sharing the road through public  
information and organized events.  

14. The County will improve bicycle access along all major corridors to provide  
intercity bicycle connectivity, including high quality bicycle access along  
Highway 30 and support the development of the CZ Trail and connection to the  
Banks-Vernonia Trail.  

15. The County shall maintain the existing system of roads and bridges to a level  
suitable to the function of the road, allowing for smooth and comfortable travel,  

Page 49



PART XIII. TRANSPORTATION 

and reducing vehicle maintenance costs, through the prevention of damage by  
overweight vehicles.  

16. The County will provide support needed investments along Emergency 
Response Routes to preserve emergency response access and mobility.  

17, The County will employ new technologies, such as Intelligent Transportation  
System (ITS) elements, to enhance and make the most efficient use of the  
transportation system and extend the useful life of existing facilities.  

18. The County will work to provide all users with access to integrated transportation 
facilities and services, including addressing the needs of those with limited  
mobility, consistent with the federal Americans with Disability Act (ADA).  

19. The County shall identify, develop and actively seek diverse and stable funding  
sources to implement recommended projects in a timely fashion and ensure  
sustained funding for road maintenance and transportation improvvement 
projects.  

20. The County will coordinate transportation and land use planning and decision-
making with other transportation agencies and public service providers, such as  
ODOT, cities within the County, and the Port, when their facilities or services  
may be impacted by a County decision or there may be opportunities to increase 
the efficiency and benefits of a potential improvement.  

21. For County roads within a UGB but not yet within city limits, the County will apply  
roadway and access spacing standards consistent with the subject city’s adopted  
transportation system plan, provided that the urban standards are not less  
restrictive than County standards.  

The county transportation engineer will have an opportunity to comment on the 
proposed development and has been notified.  The millsite previously operated for 
40 years over existing private forestry roads and will continue through a private 
easement for ingress / egress to Hwy 47.  The existing road system will be reused.  
Proximity to the urban growth boundary will encourage short commute times, 
carpooling and easy access to the mill for employees.
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PUBLIC FACILITIES AND : GOALS AND POLICIES  

GOAL:  

To plan and develop a timely, orderly, and efficient arrangement of public as a framework 
for urban and rural development. 

POLICIES: It shall be County policy to: 

 1. Require that adequate types and levels of public facilities and be provided in 
advance of or concurrent with development. 

 2. Require that the level of facilities and provided be appropriate for, but limited to, 
the 

needs and requirements of the area(s) to be served. The types and level of public 
facilities allowed within Rural Residential, Rural Center, Existing Commercial, and 
Rural Industrial areas are: 

A. Public or community water systems. 

B. Public or community sewage systems. 

C. Collector and/or arterial street systems. 

D. Fire protection by a rural fire protection district, or an equivalent level of 
service. 

Development of public or community water and sewer facilities is not appropriate 
within forestry or agricultural areas unless needed to alleviate a demonstrated 
health hazard, and where such facilities are the minimum level to accomplish the 
task. Urban levels of streets and fire protection are also inappropriate within 
forestry and agricultural resource areas. 

 3. Approve development only when found to be in accordance with the standards set 
out in the Columbia County Subdivision and Partitioning Ordinance. 

 4. Encourage new development on lands within urban growth boundaries or built and 
committed exception areas. 

 5. Coordinate public facilities and planning with affected service districts and/or 
agencies. 

 6. Manage and coordinate the collection and disposal of solid waste through 
application of the County Solid Waste Management Ordinance. 

 7. Encourage solid waste collectors to expand the opportunities for recycling of solid 
waste by households and businesses. 
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8. Pursue establishing a solid waste landfill site. 

9. Direct new development into areas where exist or are proposed within a 
reasonable time frame. 

10. Conduct planning and policy review meetings with service providers at least 
every two (2) years. 

11. Review facility plans for urbanizable areas to assure proper coordination of 
facilities consistent with the long-range plans and procedures established within 
the urban growth management agreements. 

12. Establish agreements with service providers to assure: 

A. Review of development proposals. 

B. Review of proposed service extension or facility expansion proposals. 

C. Policies exist for service district annexations. 

D. Coordination of capital improvement programs. 

E. Consistency of with plan policies. 

F. Current and future service areas or customers are defined. 

G. Master Plans and Public Facilities Plans are kept up-to-date and address 
necessary current planning elements for coordination between the County, 
cities and special service districts. [Added by Ordinance No. 2001-9, eff. 4/07/02].

13. Support a level of fire safety and service in all areas of the County sufficient to 
minimize the risk of fire damage to life and property. 

14. Involve the school districts in the planning process by requiring notification to the 
appropriate school district of all land use requests likely to impact their facilities. 

15. Integrate schools with land use, transportation, recreation, and other community 
objectives and plans in order to realize their optimum value to the community. 

16. Work with the appropriate agencies to ensure adequate levels of health care exist 
for county residents. 

17. Work with the appropriate agencies to encourage support and programs for the 
elderly and handicapped. 

18. Designate parcels supporting public and private facilities and as Community 
Service in the Comprehensive Plan and implement this plan designation through 
the use of three (3) zoning designations: 

A. Community Service Utility - CSU 
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B. Community Service Institutional - CSI 

C. Community Service Recreation - CSR 

(See Zoning Ordinance for types of uses allowed in each zone.) 

19. Designate as Community Service Utility (CSU) those lands that: 

A. Support various types of public and private utility facilities existing as of the 
date of this ordinance; or, 

B. Are needed to support public and private utility facilities which can be shown 
to satisfy the minimum standards set out in the implementing ordinances. 

20. Designate as Community Service Institutional (CSI) those lands that: 

A. Support various types of public and private institutional facilities existing as 
of the date of this ordinance; or, 

B. Are needed to support public and private institutional facilities which can be 
shown to satisfy the minimum standards set out in the implementing 
ordinances. 

21. Designate as Community Service Recreational (CSR) those lands that: 

A. Support various types of public and private recreational facilities existing as 
of the date of this ordinance; or, 

B. Are needed to support public and private recreational facilities which can 
be shown to satisfy the minimum conversion standards set out in the 
implementing ordinances. 

The public facilities available for the proposed millsite are fire, public safety, 
transportation and power.  Service agreements with the local fire department will 
be established once the fire department has the opportunity to comment on the 
design of the facility.  The fire department has commented that the proposed 
millsite will not cause an undue burden on the fire service as long as the tax base 
supports them.  Public safety will be involved to the extent it will be part of the 
sheriff’s department service area, outside of the urban growth boundary.  The 
local arterial and feeder roads were used for 40 years by the previous mill.  It is 
expected that local roads will support the returning traffic (mostly to Hwy 47).  The 
local PUD has been contacted and power service verified, not causing an undue 
burden on the utility(see email in section 3 response).
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ENERGY CONSERVATION: GOALS AND POLICIES  

GOAL: 

To strive for an energy efficient land use pattern based upon sound economic principles. 

POLICIES:   

1. The County shall encourage energy saving building practices in all 
future commercial and industrial building. 

2. The County shall encourage development projects which take advantage of 
solar energy. 

3. The County shall encourage the development of recycling facilities and the 
use of recycled resources. 

4. The County will encourage the development of alternative energy sources. 

5. The County will make energy conservation literature available at County offices. 

6. Commercial will be encouraged to locate within or adjacent to residential areas 
to limit the energy consumed by travel between residential and shopping areas. 

7. The County will encourage reuse of waste heat from manufacturing 
processes for further industrial purposes, space heating, or other uses. 

With building a state-of-the-art mill facility, comes all the modern efficient equipment 
and processes possible.  Although lumber is the primary output of the mill, chips and 
hog-fuel production ensure near zero waste of forest products.  Modern VFD motors 
and efficient lighting would be standard in a new facility of this type.  The development 
would strive to build a facility as energy efficient as possible.  The facility is within a 
short distance from the town of Clatskanie, limiting commuting energy and 
encouraging carpooling for those employees who live in the town.  
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ARTICLE V. OPEN SPACE 

F. OPEN SPACE GOALS AND POLICIES:  

GOAL:  

To conserve open space in Columbia County. 

POLICIES:   

It is the policy of the County to: 

1. Recognize the economic and aesthetic value of open space as it relates to 
planning for agriculture, forestry, wetlands, and other open space resources. 

2. Encourage the design of residential development to include park areas 
and corridors of open space along streams, waterways, cliffs, and other 
special features by using clustering and other development techniques. 

3. Recognize the need for public access to the Columbia River and other scenic 
and recreational features. The County will work with commercial, industrial, 
and residential developers to promote public use and provide public access 
to these features whenever possible. 

[Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

It is the intent of this development to preserve open space by maintaining forested areas and 
developing within the parameters of the previous millsite.  This will maintain aesthetic value 
from Hwy 47(scenic hwy), and limit development to as small an area as possible.  There are 
large open spaces left forested and no development is expected other than on previously 
developed areas.
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ARTICLE VI. SURFACE MINING 

SURFACE MINING GOALS AND POLICIES 
[Amended by Ordinance No. 98-01 eff. 6/29/98] 

GOAL: 

To protect and utilize appropriately the mineral and aggregate resources of 
Columbia County. 

POLICIES: It is the policy of the County to: 

1. Develop an on-going program to determine the quality, quantity, location, and type 
of mineral and aggregate resources in the County so that up-to-date material will be 
available to make informed decisions. 

2. Consider the preservation of aggregate material in all its land use actions. 

3. Pay special attention to any development adjacent to mineral and aggregate 
resources and take the necessary steps to minimize the impacts of development on 
these resources. 

4. Recommend the establishment of an ad hoc committee to review inactive and 
undeveloped sites identified in the surface mining inventory and make 
recommendations as to whether or not the sites should be zoned Surface 
Mining (SM) and protected upon application of the Goal 5 process. 

5. Designate as Surface Mining (SM) those sites with current active mining and land 
reclamation permits as of January 20, 1984 and the one inactive but proposed 700-
acre site in the Scappoose area. Change, upon completion of mining activities, 
those sites that will revert to uses as indicated in the reclamation plan or to uses 
compatible with surrounding lands. 

6. Designate new mining deposits not shown on the existing inventory as Surface 
Mining when a report is obtained from a certified geologist, engineer/geologist, or 
qualified engineering testing firm verifying the location, type, quality, and quantity of 
the material and when other steps of the Goal 5 process are satisfied. 

7. Encourage timely utilization of mining resources to protect the site from 
incompatible development on adjacent lands. 

8. Require that all sites proposed for surface mining be inventoried for their 
archaeological significance in accordance with standards set by the State 
Archaeologist. If an archaeological site(s) is discovered, the Planning Commission 
shall hold a public hearing to review the site(s) and establish measures to mitigate 
potential conflicts as necessary. 

9. Retain in its possession lands it now owns which contain aggregate material. The 
County may permit private operators to mine county materials. 
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10. Require that proposals for new extraction operations be accompanied by detailed 
plans of the method of operation and assurances that the area will be suitably 
reclaimed for uses designated by the plan. 

11. Require that once mining and/or associated activities (i.e. rock crushing) have 
begun they shall be in accordance with state standards and any more stringent 
standards that the County may enact. In particularly sensitive areas, such as 
forestry, residential, agricultural, or wildlife habitat, the mining and associated 
operations shall be subject to more restrictive standards to keep noise, dust, 
erosion, and other hazards to a level compatible with the adjacent uses. Such 
standards may include requirements for barrier isolation, setbacks, operating 
times, concomitant reclamation, limits to active mining area, mining lifetime, water 
quality, and restrictions on on-site processing. 

12. Prohibit extraction of sand and gravel from rivers and streams unless appropriate 
regulating agencies such as the Oregon Department of Environmental Quality, 
Department of Fish and Wildlife, Oregon State Land Board, Division of State Lands, 
Corps of Engineers, and Columbia County are in agreement and there is no other 
economically feasible alternative. 

13. Make all possible efforts to insure the retention of riparian habitat, the prevention 
of erosion and sedimentation, and maintenance of the water quality which exists 
prior to extraction operations. 

14. Insure that extraction operations approved by the County and other regulating 
agencies do not screen and wash within any river or stream. In addition, settling 
ponds shall not discharge directly into any watercourse. 

15. Require, as a minimum standard, that extractive industries have access to a public 
road with two-way capability. As allowed by ORS 487.905, the County may impose 
weight/load restrictions and may also require the operator to post an adequate 
surety bond for road repairs. 

16. Encourage DOGAMI to conduct a comprehensive inventory of the mineral 
resources. Upon completion of this study, the County shall up-date zoning and 
other implementary ordinances to accommodate newfound resources. 

17. Prohibit new or expanded mineral or aggregate mining operations within 5,000 feet 
of the edge of a runway at Scappoose Industrial Airpark. [Added by Ordinance No. 2000-

04 eff. 11/13/00].

18. Prohibit new or expanded water impoundments greater than or equal to one-
quarter (1/4) acre in size, individually or cumulatively, within 5,000 feet of the edge 
of a runway at the Scappoose Industrial Airpark. [Added by Ordinance No. 2000-04 eff. 

11/13/00].

There has been no known mining activity on this property.  This does not apply.
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ARTICLE VII. ENERGY

ENERGY SOURCES GOALS AND POLICIES 

GOAL:  

To protect deposits of energy materials in the County and prevent injury to surrounding 
lands and residents. 

POLICIES: It is the policy of the County to: 

1. Rely on ODOGAMI to require that wells are drilled, cased, and plugged in such a 
manner as to ensure public safety. 

2. Coordinate with ODOGAMI to conduct a comprehensive inventory of energy 
sources in the County, including those oil and coal deposits determined as (1B). 
Upon completion of this study, the County shall complete the Goal 5 process for 
newfound resources, and up-date zoning and other implementary ordinances to 
accommodate them. 

There are no gas wells on the subject property. This does not apply.
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A. BIG GAME HABITAT

ARTICLE VIII. FISH AND WILDLIFE HABITAT 

[Amended by Ordinance No. 2003-06, eff. 7/30/03; Amended by Ordinance 
No. 2003 - 5, eff. December 15, 2003 ]. 

A. BIG GAME HABITAT 

1. LOCATION: [Amended by Ordinance No. 2003-06, eff. 7/30/03].

Three types of big game habitat have been identified in Columbia 
County by the Oregon Department of Fish and Wildlife. The location of 
big game habitat is shown in the 1995 Beak Consultants maps entitled 
“Wildlife Game Habitat” in the Technical Appendix Part XVI, Articles 
VIIIA, which are incorporated herein by this referenced. In Columbia 
County, these habitat types are defined as: 

a. Major - Areas of the County which supports the majority of 
big game. These areas provide forage and cover for game 
during most of the year. 

b. Peripheral - Areas of the County which are also important for 
sustaining big game populations. These areas are generally 
at lower elevations and serve as critical habitat during severe 
winter months. Peripheral Big Game Habitat Areas in 
Columbia County are: 
i. Clatskanie River Drainage 
ii. Nehalem River Drainage 
iii. Rock Creek Drainage 
iv. Tide Creek Drainage 
v. Merrill Creek Drainage 
vi. Milton Creek Drainage 
vii. Scappoose Creek Drainage 
viii. Clear Creek Drainage 
ix. Woodson Upland Area 
x. Mayger Area 

All standards associated with peripheral Big Game Habitat will be met. It is 
not believed to be a conflicting use by approving development on this idled 
millsite in a peripheral habitat area.  All forested/replanted areas will be 
maintained as habitat and forest production.  Existing roads and development 
areas will be reused, limiting adverse effects on any undeveloped potential 
habitat areas.  The diversity (topography, ponds, reprod, mature trees, etc.) of 
the property has many forage and cover opportunities for wildlife.  The PF-80 
zoning currently is compatible with the peripheral habitat designation, and 
will continue to do so after the zone change to Industrial.  County habitat 
maps are included.
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HABITAT B. COLUMBIA WHITE-TAILED 

DEER

B. COLUMBIAN WHITE-TAILED DEER HABITAT 

1. LOCATION: [Amended by Ordinance No. 2003-06, eff. 7/30/03].

The present habitat of the Columbian White-tailed deer in Columbia County is 
limited to that portion of the Clatskanie Flats north of Highway 30 from 
approximately Westport east to the Beaver Power Plant, and Crims Island. Deer 
were transplanted to Crims Island in 1999 and 2000. The greatest concentrations 
of White-tailed Deer are found along the north edge of the Clatskanie Flats near 
the Columbia River. Lord and Walker Islands have been identified by the Fish and 
Wildlife Service as a potential location for future White-tailed Deer transplants. 
The location of the Columbian White-tailed Deer Habitat is shown on the 1995 
Beak Consultants’ Maps entitled “Wildlife Game Habitat” in the Technical 
Appendix Part XVI, Article VIII(A), which are incorporated herein by this reference. 
The habitat for this deer once included the islands and shore lands from The 
Dalles to Astoria and the valleys along the Willamette and Cowlitz rivers. 

This property is out of the mapped Columbia County white-tailed deer habitat, 
siting standards for peripheral big game habitat will be maintained (county maps 
included).
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C. FISH HABITAT

C. FISH HABITAT [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

1. PROTECTED FISH:  

Three groups of fish have been identified for Fish and Wildlife Protection in 
Columbia County by the Oregon Department of Fish and Wildlife. These are: 

a. Anadromous fish - fish which begin life in freshwater, rear to maturity in 
saltwater, and return to freshwater to spawn. Anadromous fish include 
coho and chinook salmon, winter steelhead trout, and sea-run cutthroat 
trout. 

b. Resident trout - freshwater fish including rainbow and cutthroat trout. 

c. Warm-water game fish - a group which includes bullhead catfish, 
crappie, bluegill, largemouth bass, and yellow perch. 

2. LOCATION: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

No fewer than thirty waterways in Columbia County provide spawning and 
rearing habitat for anadromous fish. The major spawning, rearing, and 
migrating areas are the Columbia, Nehalem, Clatskanie, and Scappoose 
Systems. Other small streams in the County, including, but not limited to, 
Beaver, Conyers, Goble, Honeyman, McNulty, Merrill, Milton, Rock, and Tide 
Creeks, are also important habitat areas for anadromous fish. Resident trout 
are found in nearly all of the perennial streams in Columbia County and have 
been stocked in many lakes and ponds. 

Warm-water game fish are restricted primarily to the Columbia River and its 
flood plain but can also be found in Vernonia Lake. Some of the most 
productive warm-water angling spots are on Sauvie Island, Multnomah 
Channel, Scappoose Bay, Deer Island Slough, Prescott Slough, Beaver 
Slough, and Westport Slough. 

For purposes of fish habitat protection, all streams designated by the Oregon 
Department of Forestry as “fish-bearing” in its Stream Classification maps, 
and all lakes identified in “Lakes of Columbia County”, are significant fish 
habitat. The County shall use such maps, as amended, to determine the 
significance. The County shall coordinate with the Oregon Department of 
Forestry to obtain the most current Classification Maps. A copy of the most 
current Oregon Department of Forestry Stream Classification Maps shall be 
kept in Part XVI, Article X(B) of the Technical Appendix, for reference. “Lakes 
of Columbia County” is attached in the Technical Appendix, Part XVI, Article 
X(B), and is incorporated herein by this reference. 

There are no fish-bearing streams on this property. 
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D. FURBEARER HABITAT

D. FURBEARER HABITAT [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

1. LOCATION: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

Furbearers include both aquatic forms of wildlife such as beaver, muskrat, mink, and 
otter, and terrestrial forms such as skunk, fox, and bobcat. Furbearers require open 
space associated with forest, agriculture, and other resource land uses. However, their 
important habitat areas are wetlands, ponds, lakes, swamps, streams, and riparian 
vegetation associated with these water bodies. 

2. QUALITY: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

The quality of furbearer habitat is good in Columbia County. The quality of important 
habitat areas for furbearers such as wetlands, ponds, lakes, swamps, streams, and 
riparian vegetation, are described in more detail in Part XVI, Article VIII(C) of the 
Comprehensive Plan. 

3. QUANTITY: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

Columbia County has a large amount of lands in forest and agricultural use. The County 
also contains an abundance of water bodies including wetlands, lakes, ponds, streams, 
and swamps. Therefore, a large amount of habitat for furbearing animals exists in the 
County. 

4. POTENTIAL CONFLICTING USES:  

Land use development activities which reduce the quality and quantity of habitat areas 
are potential conflicting uses for furbearers. Particularly damaging activities include the 
draining and filling of wetlands, and expansion of development into riparian areas. 
Potential conflicts also arise between furbearers and landowners when animals cause 
damage. Beavers, for example, may cut down trees or block culverts with dams and 
flood developed lands. 

5. SUMMARY: 

The important habitat areas for furbearers have been identified as wetlands, ponds, 
lakes, swamps, streams, and associated riparian vegetation. The identified potential 
conflicting uses for furbearers are all related to the expansion of development into these 
areas. The economic, social, environmental, and energy consequences of allowing or 
restricting these types of development have already been addressed in Part XVI, Article 
X, and they are not again determined here. Based on an analysis of these ESEE 
consequences for identified conflicting uses in important habitat areas, the County will 
adopt a program to limit conflicting uses and protect furbearer habitat. Limited 
protection for these habitats is provided by adopting and applying “safe harbor” 
provisions for riparian corridor protections and wetlands protection in Part XVI, Article X. 

By maintaining approximately 1/3 of the property as forestland, with drainages and 
state/county mandated buffers, any existing fur-bearing habitat will be maintained.
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E. WATERFOWL HABITAT

E. WATERFOWL HABITAT 

1. LOCATION: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

Waterfowl habitat areas have been identified in Columbia County by the Oregon 
Department of Fish and Wildlife, as shown on the 1995 Beak Consultants Map 
entitled, “Wildlife Game Habitat”. These areas lie near the Columbia River and 
hold standing or slowly moving water during at least part of the year. The areas 
provide ideal nesting, feeding, and resting habitat for waterfowl. Wet agricultural 
areas are also important waterfowl habitat. Often agricultural areas are flooded in 
the fall and winter and attract large numbers of migrating birds. 

Although there are no mapped riparian areas on this property, existing drainage 
ponds serve as a draw to waterfowl and promote waterfowl habitat.  The existing 
ponds are planned to be reused and stay in their current form. 
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F. NON-GAME WILDLIFE

F. NON-GAME WILDLIFE HABITAT 

1. LOCATION: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

Non-game wildlife require a diversified habitat that provides both cover and food. 
Lands in forest and agricultural use are the primary non-game habitat areas in 
Columbia County. The riparian area, which contain a diversity of vegetation, 
supports a large number of non-game species. Specifically, the Oregon 
Department of Fish and Wildlife has identified nesting sites for Bald Eagles, 
Northern Spotted Owls, and Great Blue Herons, three significant non-game 
species in Columbia County. Other important non-game wildlife include, but are 
not limited to: bats, turtles, frogs, martins and any other non-game-species 
identified by ODFW. 

Approximately 1/3 of the rezone property will remain forestlandand has been re-
planted from a recent harvest.  Limiting development to the old millsite and using 
existing roads is the best way to reduce the impact of Non-Game Wildlife Habitat.
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G. UPLAND GAME HABITAT

G. UPLAND GAME HABITAT [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

1. LOCATION: [Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

a. Upland game birds in Columbia County are found on forest and agricultural 
lands. Their optimum habitat contains a diverse mixture of vegetation that 
provides nesting, feeding, resting, and escape areas. 

b. According to the Fish and Wildlife Protection Plan for Columbia County created 
by ODFW, there are two types of upland game birds, those that require forest 
lands; and those that utilize agricultural lands. The forest species include 
band-tailed pigeons, blue grouse, ruffed grouse, and mountain quail. Optimum 
habitats for these birds are patchworks of clear cuts, fields, timber, brush, and 
water. Species found in agricultural areas include valley quail, morning dove, 
and ring-necked pheasant. These birds often use brushy edges, fencerows, 
ditches, and wood lots adjacent to grain producing areas or old fields of seed-
producing grasses and herbs. 

c. The majority of land within Columbia County has retained the forest and 
agricultural character safety necessary for upland game birds, and supports a 
large bird population. 

d. Specifically, three important mineral spring areas have been identified in 
Columbia County as habitat for band-tailed pigeons. These mineral springs 
are attractive to the pigeons primarily during nesting season and early 
migration. 

The following mineral springs sites have been identified as being habitat for 
band-tailed pigeons: 

i. Conyers Creek Pigeon Springs 

Location: T7N, R4W, S 19, NE1/4 
Quality: Mineral springs located in a sparsely populated area. The area is 
presently in agricultural use. 
Quantity: 68 acres 

ii. Clatskanie Pigeon Springs 

Location: T7N, R4W, S 27, NE1/4 
Quality: Mineral springs are located in an agricultural area, on private property, 
and are attractive to the band-tailed pigeon. 
Quantity: 20 acres 

Proposed development is not in this area.
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PART XVI. GOAL 5 
ARTICLE VIII. FISH AND WILDLIFE HABITAT 

H. GOALS AND POLICIES 

H. FISH AND WILDLIFE HABITAT GOALS AND POLICIES [Amended by Ordinance No. 2003 - 
6, eff. July 2003; Amended by Ordinance No. 2003 - 5, eff. December 15, 2003].

GOAL: 

To protect and maintain important habitat areas for fish and wildlife in 
Columbia County. 

POLICIES: It is the policy of the County to: 

1. Encourage the provision and acquisition of public access both to and along 
rivers, streams, and lakes for the release of fish and recreational enjoyment of 
County residents. 

2. Protect significant nesting habitat from the adverse effect of logging and other land 
use practices. 

3. Manage its spraying programs to minimize adverse effects on water quality and fish 
and wildlife habitat. 

4. Support preferential taxation methods and density transfers to encourage retention 
of riparian habitat, brushy fencerows, and wetlands on private lands. 

5. Protect habitat areas identified as sensitive for the Northern Bald Eagle, Northern 
Spotted Owl, Great Blue Heron, and Band-tailed pigeon from activities that would 
either destroy or result in the abandonment of the sensitive habitat area. 

6. Cooperate with the Oregon Department of Fish and Wildlife to better identify 
sensitive habitat areas for fish and wildlife and adopt implementing measures for 
their protection. 

7. Rely on coordination provided by the Cooperative Agreement between the Board of 
Forestry and the Oregon State Fish and Wildlife Commission to resolve conflicts 
between forest operations and sensitive nesting habitat on forest lands. For sites 
not covered by such Agreement, the Forest Practices Act and Rules shall be 
administered to protect these sites. [Amended by Ordinance No. 2003 - 5, effective December 

15, 2003].

8. Rely on the State Department of Water Resources to insure that minimum 
streamflow standards are established and maintained in all streams to insure a 
productive fish habitat and protect aquatic life. 

9. Encourage the use of nonstructural methods of bank stabilization in areas 
experiencing accelerated soil loss. 

10. Prohibit diversion or impoundment of stream courses, which adversely impact 
fish and wildlife habitat. 
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PART XVI. GOAL 5 
ARTICLE VIII. FISH AND WILDLIFE HABITAT 

H. GOALS AND POLICIES 

11. Notify the Oregon Department of Fish and Wildlife (ODFW) and U.S. Fish and 
Wildlife (USFW) of all proposed uses or activities requiring permits or other land 
use decisions within inventoried wildlife habitat areas and give consideration to 
comments received prior to a final decision concerning the proposed uses or 
activities. [Amended by Ordinance No. 2003 - 5, effective December 15, 2003].

12. Cooperate with the Oregon Department of Fish and Wildlife to ensure that future 
development does not unduly conflict with Big Game and Columbian White-tailed 
Deer by: 

a. Limiting potential conflicting uses by designating major and peripheral big-
game habitat and White-tailed Deer Habitat in resources zones. 

b. Limiting new parcel creation in resources zones by enacting an 80 acre 
minimum parcel size. 

c. Minimizing impacts to Big Game Habitat and White-tailed Deer Habitat by 
requiring all new residential development and uses in Big Game Habitat and 
White-tailed Deer Habitat to follow development siting standards substantially 
the same as: 

i. Dwellings and structures shall be located as near each other and 
existing developed areas as possible considering topography, water 
features, required setbacks, and firebreaks. 

ii. Dwellings and structures shall be located to avoid habitat conflicts 
and utilize least valuable habitat areas. 

iii. Road Development shall be minimized to that necessary to support 
the proposed use and shall utilize existing roads as much as possible. 

iv. The owner/occupant of the resource parcel assumes responsibility for 
protection from damage by wildlife. 

v. Riparian and Wetland areas shall be protected in accordance 
with Sections 1170 and 1182. 

d. Columbia County shall notify the Oregon Department of Fish and Wildlife 
(ODFW) of all proposed uses or activities which require a permit located within 
the Big Game Habitat. The County will consider the comments and 
recommendations of ODFW before making a decision concerning the 
requested use or activity. 

e. Columbia County shall notify the Oregon Department of Fish and Wildlife 
(ODFW) and the U.S. Fish and Wildlife (USFW) of all proposed uses or 
activities which require a permit located within Columbian White-tailed Deer 
Habitat. The County will consider the comments and recommendations of 
ODFW and USFW before making a decision concerning the requested use or 
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PART XVI. GOAL 5 
ARTICLE VIII. FISH AND WILDLIFE HABITAT 

H. GOALS AND POLICIES 

activity. 

[Amended by Ordinance No. 2003 - 6, eff. July 2003]. 

13. Designate "built and committed" areas as being impacted which, because of 
existing levels of land use, are no longer considered viable big game habitat. 
[Amended by Ordinance No. 2003 - 6, eff. July 2003]. 

14. Require the owner or occupant of a dwelling sited in major or peripheral habitat 
or White-tailed Deer habitat to assume the responsibility for protecting the 
property from wildlife damage. [Amended by Ordinance No. 2003 - 6, eff. July 2003].

15. Protect significant streams, lakes and wetlands from the adverse affects of 
development and other land use practices. [Added by Ordinance No. 2003 - 5, 

effective December 15, 2003].

16. Cooperate with the Oregon Department of Fish and Wildlife and U.S. Fish and 
Wildlife to ensure that future development does not unduly conflict with riparian 
area protection. [Added by Ordinance No. 2003 - 5, effective December 15, 2003].

17. Limit development along water bodies by adopting “safe harbor” provisions for 
riparian areas and wetlands. [Added by Ordinance No. 2003 - 5, effective December 15, 2003].

18. Coordinate development or projects that affect Fish and Wildlife habitat shall 
with ODFW. [Added by Ordinance No. 2003 - 5, effective December 15, 2003].

It is the goal to protect fish and wildlife habitat from adverse effects from this proposed 
development.  According to county resources (maps included), the proposed 
development site is out of mapped natural areas, sensitive plant areas, wetland and 
hydric soils areas.  It is out of the big game habitat area but within the “peripheral” big 
game habitat area.  All efforts will be made to comply with the requirements of 
development within the peripheral area.  Having adequate buffers, limiting development 
to existing paved areas and using an existing road system are planned ways to reduce 
negative impact on wildlife habitat.  Clustering buildings if possible and staying away 
from potentially wet or riparian areas around the ponds are understood as well.  
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PART XVI. GOAL 5 
ARTICLE IX. NATURAL AREAS 

F. NATURAL AREAS GOALS AND POLICIES [Amended by Ordinance No. 2003 - 5, eff. 
December 15, 2003].

GOAL: 

To protect the remaining ecologically significant natural features in Columbia County. 

POLICIES: It shall be the policy of the County to: 

1. Protect ecologically significant natural features and areas by restricting land use 
activities which may degrade their unique characteristics and direct 
incompatible land uses away from such areas. 

2. Cooperate and coordinate with public and private agencies, such as The Nature 
Conservancy, to advise land owners of the natural area's value and secure their 
cooperation in applying the appropriate strategy for its protection. 

3. Apply the most appropriate program for protecting the unique characteristics of 
an area including the use of techniques such as fee acquisition, land trades, 
conservation easements, and management agreements. 

4. Coordinate with citizens and public and private agencies to identify potentially 
significant Natural Areas in Columbia County which might have been overlooked by 
the Oregon State Register of Natural Heritage Resources or the Nature 
Conservancy and advocate for their inclusion as a significant natural area. 

5. Notify The Nature Conservancy and other appropriate reviewing bodies of actions 
proposed within natural areas. 

There are no ecologically significant features mapped on this property or in the natural 
area registry.  It is primarily forestland and some industrial infrastructure.  There are 
some steeper sloped areas and a long ridge that runs along Hwy 47.  There is no 
indication this site could potentially be a significant natural area.
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PART XVI. GOAL 5 
ARTICLE X. WATER RESOURCES 

E. WATER RESOURCES GOALS AND POLICIES [Amended by Ordinance No. 2003 - 5, eff. 
December 15, 2003].

GOAL: 

To protect and maintain the quality of water resources in Columbia County. 

POLICIES: It shall be the policy of Columbia County to: 

1. Cooperate and coordinate with State and Federal agencies in assuring the 
maximum beneficial use of all water areas in the County. 

2. Coordinate its actions with water quality planning and implementation activities 
carried out by State agencies including the Department of Environmental Quality, 
the Soil and Water Conservation Commission, the Department of Forestry, and the 
Department of Water Resources. 

3. Protect areas significant for the recharge of groundwater resources such 
as wetlands and riparian areas. 

4. Cooperate with appropriate State and Federal agencies to inventory and 
assess groundwater resources and their uses and establish standards to 
protect and maintain these natural resources. 

5. Protect groundwater supplies in rural, agricultural, and forest areas through large 
minimum lot densities. 

6. Cooperate with appropriate State and Federal agencies to monitor the quality 
and levels of groundwater resources in the County. 

7. Work with appropriate State and Federal agencies to address the economic, social, 
environmental, and energy consequences of developing potential surface storage 
reservoirs in the County, including those sites that are not presently protected. 
When information is available, the County shall apply Statewide Goal 5 to potential 
sites and update zoning and other ordinances to address them when appropriate. 

8. Encourage strict enforcement of the Forest Practices Act to protect 
riparian vegetation from potential adverse effects of forest practices. 

9. Protect riparian vegetation along streams and lakes by requiring appropriate 
setbacks for nonwater-dependent uses and standards for removal of riparian 
vegetation. 

10. Maintain rivers and streams in their natural state to the maximum extent practicable 
through sound land and water management practices. Consideration shall be given 
to natural, scenic, historic, economic, cultural, and recreational qualities of the rivers 
and adjacent lands. 
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PART XVI. GOAL 5 
ARTICLE X. WATER RESOURCES 

11. Require that all development be planned, designed, constructed, and maintained so 
as to avoid the probability of accelerated erosion; pollution, contamination, or 
siltation of lakes, rivers, and streams; damage to vegetation; or injury to fish and 
wildlife habitats. 

12. Minimize the removal of trees and other native vegetation that stabilize 
hillsides, retain moisture, reduce erosion, siltation and runoff, and preserve their 
natural scenic character. 

13. Apply erosion and sediment reduction practices along riparian areas to assist in 
maintaining water quality. 

14. Protect marshes, swamps, and other wetlands from filling, draining, or other 
alterations which would destroy or reduce their biological value. 

15. Support appropriate State, Federal and local agencies in their efforts to inventory 
wetland resources in the County. The County shall apply the Wetland Overlay 
Zone to such inventories as they may be amended. 

16. Protect municipal water supplies and the quality of water resources in general, by 
zoning undeveloped resource lands for resource use. 

17. Protect water quality by applying Riparian Corridor and Wetland Overlay Zones 
which discourage development in sensitive areas that affect the water resource. 

18. Apply the standards and requirements of the Columbia County Stormwater and 
Erosion Control Ordinance to new development when applicable. 

19. Notify the Oregon Division of State Lands whenever there is an application for 
permits or other land use decisions affecting wetlands on the inventory. 

There are stormwater mitigation and erosion control measures that have 
historically existed on the idled millsite and will be shown on the submittal site 
plans.  Any new development will be brought to all modern federal, state and local 
requirements.  There is an existing stormwater pond system that the future 
development will utilize.  The system is more than adequate in size to 
accommodate the proposed future development.  The goal is to maintain water 
quality and resources in Columbia County.  There are also two active wells on the 
property that may be used, reducing the need to potentially drill more wells (well 
logs included).  There are no riparian areas, wetlands or fish bearing streams on 
the property or near the development area (only existing runoff ponds).
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PART XVI. GOAL 5 
ARTICLE XI. HISTORIC AND CULTURAL AREAS 

C. HISTORIC AND CULTURAL AREAS GOAL AND POLICIES   

GOAL: 

To encourage the preservation and maintenance of cultural and historical sites, and to identify 
and preserve new sites. 

POLICIES: It is the policy of the County to: 

1. Recommend the establishment of an Ad Hoc Historical Sites Committee to review 
the historical sites and structures in the County and make recommendations as to 
whether or not the sites should be designated as such and protected. The County 
shall encourage the committee to seek ways to provide historic markers to identify 
the designated sites and literature to explain and describe them. 

2. Support the State Historic Preservation Office in their efforts to conduct 
systematic surveys of historic and archeological sites in the County. 

3. Apply an Historic Overlay Zone to sites and structures of historical significance in 
the County. Initially, the Overlay Zone shall apply only to sites determined to be 
significant and described in the Plan. Other potentially significant historical sites, 
may exist and shall be inventoried during periodic review of the Plan. Upon 
completion of this study, the County shall proceed through the Goal 5 process for 
new found areas and up-date zoning and other implementing ordinances to 
accommodate them. 

4. Support efforts to preserve, protect, and enhance the historic and cultural 
resources of the County. 

[Amended by Ordinance No. 2003-06, eff. 7/30/03]. 

5. Recommend the establishment of an Ad Hoc Historical Sites Committee to review 
the historical sites and structures in the County and make recommendations as to 
whether or not the sites should be designated as such and protected. The County 
shall encourage the committee to seek ways to provide historic markers to identify 
the designated sites and literature to explain and describe them. 

6. Support the State Historic Preservation Office in their efforts to conduct 
systematic surveys of historic and archeological sites in the County. 

7. Apply an Historic Overlay Zone to sites and structures of historical significance in 
the County. Initially, the Overlay Zone shall apply only to sites determined to be 
significant and described in the Plan. Other potentially significant historical sites, 
may exist and shall be inventoried during periodic review of the Plan. Upon 
completion of this study, the County shall proceed through the Goal 5 process for 
new found areas and up-date zoning and other implementing ordinances to 
accommodate them. 

Page 72



8. Support efforts to preserve, protect, and enhance the historic and cultural 
resources of the County. 

[Amended by Ordinance No. 2003-06, eff. 7/30/03].

9. Recommend the establishment of an Ad Hoc Historical Sites Committee to review 
the historical sites and structures in the County and make recommendations as to 
whether or not the sites should be designated as such and protected. The County 
shall encourage the committee to seek ways to provide historic markers to identify 
the designated sites and literature to explain and describe them. 

10. Support the State Historic Preservation Office in their efforts to conduct 
systematic surveys of historic and archeological sites in the County. 

11. Apply an Historic Overlay Zone to sites and structures of historical significance in 
the County. Initially, the Overlay Zone shall apply only to sites determined to be 
significant and described in the Plan. Other potentially significant historical sites, 
may exist and shall be inventoried during periodic review of the Plan. Upon 
completion of this study, the County shall proceed through the Goal 5 process for 
new found areas and up-date zoning and other implementing ordinances to 
accommodate them. 

12. Support efforts to preserve, protect, and enhance the historic and cultural 
resources of the County. 

[Amended by Ordinance No. 2003-06, eff. 7/30/03].

There are no historical or cultural areas associated with this development.  This does not 
apply.

Page 73



PART XVI. GOAL 5 
ARTICLE XII. OREGON RECREATIONAL TRAILS 

ARTICLE XII. OREGON RECREATIONAL TRAILS [Amended by Ordinance No. 2003 - 5, eff. 
December 15, 2003].

Potential and approved recreational trails are identified and addressed in the Recreation 
section of Comprehensive Plan. To assure coordination with ODOT with regard to the two 
Oregon Recreation Trails present in the County, the following policies shall be adopted: 

POLICIES: It is the policy of the County to: 

1. Cooperate with the Oregon Department of Transportation (ODOT) in identifying a 
specific route for the Portland-to-the-Coast trail. Should ODOT identify a final route 
for this trail, the County will complete all steps required by the Goal 5 
Administrative Rule and will amend its Plan to recognize the trail. 

2. Support efforts to extend the Banks-Vernonia Linear Trail, primarily along the 
Crown Zellerbach Logging Road right-of-way, from Vernonia to Scappoose and 
the Multnomah Channel. 

There are no recreational trails within this development area.  There are no adverse effects 
on trails that may be on adjoining lands.
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PART XVI. GOAL 5 
ARTICLE XIII. SCENIC RESOURCES 

F. SCENIC SITES, VIEWS AND HIGHWAYS GOALS AND POLICIES:  

GOAL:  

To protect and enhance the aesthetic value of scenic resources in Columbia County. 

POLICIES: 

1. Protect and enhance the aesthetic appearance of scenic areas in the County 
through the use of low density residential standards, natural resource related 
overlay zones, and County encouragement. 

2. Examine and encourage the use of voluntary tools and techniques to make Carcus 
Creek, Lava Creek, and Beaver Creek Falls accessible to the public. Avoid 
additional mandatory restrictions on private property to encourage landowners’ 
cooperation. 

3. Support the designation of scenic corridors by Federal and State land management 
agencies for land under their jurisdiction. 

Although the development address is off of scenic Hwy 47,  the mill development cannot be 
seen (or very difficult to see) from the highway.   There is a large hill and forestland between 
the development area and the highway, obscuring it from sight.  There is no degradation of 
aesthetic appearance due to the zone change and the proposed development.
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PART XVI. GOAL 5 
ARTICLE XIV. SCENIC WATERWAYS 

ARTICLE XIV. SCENIC WATERWAYS 

There are no designated scenic waterways in Columbia County. The Nehalem River has 
been identified by the Federal government and the Oregon State Parks Division as a potential 
scenic waterway. While the County recognizes the Federal and State Designation, we do not 
endorse or adopt the Nehalem River as a potential scenic waterway.: 

POLICIES: It is the policy of the County to: 

1. Participate in the Federal and State scenic waterways designation process and to apply 
the Goal 5 rule if and when the Nehalem River is designated as a scenic waterway. 

Since there are no scenic waterways in Columbia County, this does not apply.
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PART XVII. RECREATIONAL NEEDS 

RECREATION GOALS AND POLICIES 

GOAL: 

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

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

1. Establish a Parks Board to draft a public and private parks plan to aid in 
meeting the recreational needs of the people of the County. 

2. Encourage and cooperate with the State Parks Departments in establishing 
a State park in the County. 

3. Recognize hunting and fishing as major recreational activities which 
should be maintained and supported. 

4. Recommend the Parks Board inventory the County's beaches to 
determine what type of improvements should be made. This should be 
done in conjunction with State and local governments. 

5. Explore the possibility of developing regional parks in conjunction with the 
cities and local civic groups. 

6. Designate County parks as Community Service in the Comprehensive Plan 
and implement this designation through the use of the Community Service-
Recreational zoning designation. 

The rezone subject site and surrounding property mostly private forestland and is not 
available for public recreation.  The proposed development will not diminish local 
access to recreational opportunities on adjacent lands.
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PART XVIII. AIR, LAND AND WATER QUALITY 

NOISE 

GOAL  

To control and limit the adverse impacts of noise. 

POLICIES  

1. The County will comply with all applicable state and federal standards 
and regulations regarding noise pollution. 

2. The County will consult with the DEQ prior to allowing any noise sensitive uses to 
develop within the probable impact range of recognized noise pollution sources. 

3. The County will continually update its list of noise pollution sources and include this 
information in the Plan during scheduled periodic updates. This update shall 
include not only new sources but also noticeable expansions or deletions of 
existing sources. 

4. Provisions will be included in the Zoning Ordinance to prohibit encroachment of 
noise pollution sources into noise sensitive areas and to prohibit the encroachment 
of noise sensitive uses into recognized noise pollution areas. 

All county and state noise regulations will be met with this development.  The proposed 
development is away from dense residential areas, limiting its impact.
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PART XVIII. AIR, LAND AND WATER QUALITY 

LAND 

Septic Tank Disposal:  

The problem of septic tank disposal systems and the location of those systems has long been a 
standing issue within Columbia County. A septic tank absorption system for sewage disposal is 
a subsurface tile or perforated pipe system lain in such a way that effluent from the septic tank 
is distributed with reasonable uniformity into the natural soil. Criteria used for rating soils are 
based upon the limitations of the soil to absorb effluent. Important features affecting this use are 
permeability, depth of seasonal water table, flooding, slope, depth to bedrock or hardpan, 
stoniness, and rockiness. 

At the present time, the Columbia County Subsurface Sewage Department administers the 
septic tank approval program. The County by contract is an agent for the DEQ. Permits are 
issued by the Subsurface Sewage Department for the construction of on-site sewage disposal 
systems. 

The existing septic system was to code at the time of closure.  Any new development will 
meet all County Sanitariam requirements.  Location of septic, drainage and waste control 
systems will be identified on proposed site plans provided in the future. 
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PART XVIII. AIR, LAND AND WATER QUALITY 

AIR, LAND, AND WATER QUALITY GOALS AND POLICIES 

GOAL:

To maintain and improve land resources and the quality of the air and water of 
the County. 

POLICIES:  It shall be the policy of Columbia County to: 

1. Work with the appropriate State and Federal agencies to insure that State 
and Federal water, air, and land resource quality standards are met. 

2. Comply with all applicable State and Federal standards and regulations regarding 
noise pollution. 

The goal is to comply with all regulations regarding air and water quality.  Managing 
septic systems, spill control measures, maintaining sediment/runoff controls and 
adequate filtration measures are a priority to protect air, land and water quality.   The 
previous mill was required to comply with all environmental assessment requirements 
and had maintained all required permits pertaining to air, land and water quality.  All 
new development will meet required standards.  The proposed new development will 
utilize the  existing three pond, gravity fed stormwater system.  The stormwater ponds 
are projected to adequately support the new development.  
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PART XIX. NATURAL DISASTERS AND HAZARDS 

PART XIX. NATURAL DISASTERS AND HAZARDS 

SLOPES 

Columbia County can best be characterized as mountainous, with 28% of the County 
having slopes of 30% or greater. These excessive slopes cause rapid surface water 
runoff, are prone to erosion and sliding, and usually have underdeveloped soil covers. 
They become unstable if left bare for any length of time and are generally considered 
unsuitable for development. 

Much of the County has severe foundation limitations caused by the combination of 
excessive slopes and high water tables. The maps located at the end of this chapter 
reflect those areas of the County requiring review prior to the issuance of building 
permits. The County currently uses Chapter 70 of the Uniform Building Code as the 
mechanism for review of structures proposed within hazard areas. This method of review 
has worked successfully to date and, with updated hazard information now available, 
should continue to work in the future. 

There are slopes greater than 30% on the property but in forested/replanted areas.  
Adequate buffers for runoff and erosion control mitigation strategies have been in 
place in the past and are expected to continue to be prioritized. 

FLOOD PLAIN 

Flood plains or flood prone areas are regions that are dry in some seasons of the year 
but inundated when heavy rain, streams, estuaries or other bodies of water overflow 
their shores. 

There are no mapped floodplains on this property. 

LANDSLIDE HAZARD AREAS 

Land failures in the form of slumps, earth or mud flows, debris, rock-fall and soil-fall 
failures have occurred in Columbia County. These failure types are shown in Figure 
.[no table found] 

Land failures are naturally caused by oversteepening due to erosion, deposition, 
previous land slippage, and tectonic activities. In addition, earthquake vibrations, 
volcanic activity, and over-saturation are known to contribute to or cause landslides. 

The natural instability of hillside areas has been complicated and increased by the 
constructive and destructive activities of humans. The activities which most commonly 
cause land instability in climates like Western Oregon are: 

1. Oversteepening and removal of support of slopes by excavating for 
roads and houses and by elevating of ground surface (i.e. filling); 

2. Placement of weight (i.e. loading) such as fills and structures on a slope; 
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3. Development on ancient or active landslide areas; 

4. Increased erosion caused by development, water works, and vegetation 
removal; 

5. Oversaturation of soil by sprinkling, irrigation, uncontrolled road and 
residential  
concentration of runoff, changes in natural drainage, blockage, ground 
flow; 

6. Vibratory loading caused by blasting and pile driving. 

Columbia County has potentially dangerous landslide areas, according to a geologist 
with the State Department of Geology and Mineral Industries. At the present time, no 
information exists on landslide areas for Columbia County except for the known slide 
areas that are shown on Map 50. 

A county landslide hazard map is included.  There are no high hazard areas in the 
development area.  As seen on the map, there are high landslide hazard areas in 
the forested portions outside of the proposed development.  

EARTHQUAKE HAZARDS 

To date, a definitive study of earthquake potential has not been conducted in Columbia 
County. 

However, considerable analysis has been undertaken in various parts of the State, 
including the Portland metropolitan area. In those studies, historical earthquakes were 
viewed to ascertain future earthquake probabilities from known and inferred faults. There 
has been speculation that one of the Portland area faults, the so-called Portland Hills 
Fault, may extend into Columbia County. 

There is one known fault in the County, located in the basalt and igneous area 
between Clatskanie and Rainier. Recent fault activity has not been recorded. St. 
Helens and Scappoose experienced nominal seismic activity in 1900 and 1963 
respectively.  Earthquake hazards in the County appear nominal, and special 
precautions appear unnecessary. 

It is apparent that detailed studies are needed for more accurate and current information 
concerning landslide, earthquake, and flood plain areas. Hopefully, in the near future, these 
studies will be made. Once completed, these studies will aid in improved and more accurate 
planning for residential areas, recreational sites, road systems, etc. 

There are no mapped earthquake hazard areas found upon researching this property, 
this hazard does not apply.
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PART XIX. NATURAL DISASTERS AND HAZARDS 

S L O P E  H A Z A R D  A R E A S  ( S l o p e s  

G r e a t e r  T h a n  3 0 % )  

SOIL SLOPE ACRES

Alstony Gravelly Loam (North) 30 - 60% 5,383
Alstony Gravelly Loam (North) 60 - 90% 368
Alstony Gravelly Loam (South) 30 - 60% 8,347
Alstony Gravelly Loam (South) 60 - 90% 627
Braun-Scaponia Silt Loam (North) 60 - 90% 3,570
Braun-Scaponia Silt Loam (South) 60 - 90% 5,410
Caterl Gravelly Silt Loam (North) 30 - 60% 426
Caterl Gravelly Silt Loam (South) 30 - 60% 390
Dowde Silt Loam (North) 30 - 60% 4,262
Dowde Silt Loam (South) 30 - 60% 6,929
Hembre-Klickitat 30 - 60% 1,238
Murnen Silt Loam 30 - 60% 706
Rinearson Silt Loam 30 - 60% 3,930
Scaponia-Braun Silt Loams (North) 30 - 60% 26,451
Scaponia-Braun Silt Loams (South) 30 - 60% 35,924
Tolany Loam (North) 30 - 60% 2,187
Tolany Loam (South) 30 - 60% 2,008
Wauld Very Gravelly Loam 30 - 70% 2,754
Xerocrepts (Escarpments) Steep 3,344

114,254TOTAL, 28% total area of County 

Most of this area is in timber production 

Source: USDA-Soil Conservation Service, Detailed Soil Survey, September 1983. 

Most of the property is predominantly Anunde silt loam with slopes 3-30%.  There are no 
hazardous soils listed with slope hazards that are included in this property soils 
assessment. 
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PART XIX. NATURAL DISASTERS AND HAZARDS 

SOILS WITH LOW SHEAR STRENGTH 

SOIL ACRES 

Bacona Silt Loam 60,568
Cornelius Silt Loam 5,595
Crims Silt Loam 1,855 
Dayton Silt Loam 279
Delena Silt Loam 1,102 
Goble Silt Loam 3,261 
Goble Silt Loam (Warm) 44,799
Hembre-Klickitat Complex 1,530 
Honeygrove Silty Clay Loam 2,091 
Kenusky Silty Clay Loam 2,638 
Locoda Silt Loam 655 
Locoda Silt Loam (Protected) 3,867
Mayger Silt Loam 19,467 
McBee Silt Loam 1,057 
Moag Silty Clay Loam 434 
Natal Silty Clay Loam 1,398 
Rafton-Sauvie-Moag Complex 3,285 
Sauvie Silt Loam 2,622 
Sauvie Silt Loam (Protected) 2,986 
Sauvie Silty Clay Loam 659 
Sauvie Silty Clay Loam (Protected) 3,134 
Tolke Silt Loam 2,255 
Treharne Silt Loam 2,632 
Vernonia Silt Loam 29,645 
Wapato Silt Loam 417 
Wauna-Locoda Silt Loam (Protected) 1,833 
Wauna-Locoda Silt Loam 1,614 

Total, 50% of the County 201,678 Acres 

SOURCE: SCS Detailed Soil Survey 

Most of the property is predominantly Anunde silt loam with slopes 3-30%.  There are no 
hazardous soils listed with low shear strength that are included in this property soils 
assessment. 
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PART XIX. NATURAL DISASTERS AND HAZARDS 

SOILS RELATED TO MASS MOVEMENT 

SOIL SLOPE ACRES 

Alstony Gravelly Loam (North) 30 - 60% 5,383
Alstony Gravelly Loam (North) 60 - 90% 368 
Alstony Gravelly Loam (South) 30 - 60% 8,347 
Alstony Gravelly Loam (South) 60 - 90% 627 
Braun-Scaponia Silt Loams (North) 60 - 90% 3,570 
Braun-Scaponia Silt Loams (South) 60 - 90% 5,410 
Cascade Silt Loam 15 - 30% 1,024 
Caterl Gravelly Silt Loam (North) 30 - 60% 426 
Caterl Gravelly Silt Loam (South) 30 - 60% 390 
Cornelius Silt Loam 15 - 30% 3,008
Dowde Silt Loam (North) 30 - 60% 4,262 
Dowde Silt Loam (South) 30 - 60% 6,929 
Glohm Silt Loam 3 - 30% 9,877 
Goble Silt Loam 3 - 30% 3,261 
Goble Silt Loam (Warm) 3 - 30% 44,799 
Hembre-Klickitat 30 - 60% 1,238 
Mayger Silt Loam 3 - 30% 19,467 
Murnen Silt Loam 30 - 60% 706 
Rinearson Silt Loam 30 - 60% 3,930
Scaponia-Braun Silt Loam (North) 30 - 60% 26,451 
Scaponia-Braun Silt Loam (South) 30 - 60% 35,924 
Tolany Loam (North) 30 - 60% 2,187
Tolany Loam (South) 30 - 60% 2,008 
Wauld Very Gravelly Loam 30 - 70% 2,754 
Xerocrepts (Escarpments) Steep 3,344 

TOTAL, 49% total area of County 195,690 

Source: USDA-Soil Conservation Service, Detailed Soil Survey, September 1983. 

Most of the property is predominantly Anunde silt loam with slopes 3-30%.  There are no 
hazardous soils listed related to mass movement that are included in this property soils 
assessment. 
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PART XIX. NATURAL DISASTERS AND HAZARDS 

SOILS WITH HIGH WATER TABLES 

SOIL ACRES 

Aloha Silt Loam 2,901
Aloha Silt Loam (Variant) 344 
Cascade Silt Loam 2,493 
Cornelius Silt Loam 5,595
Crims Silt Loam (Protected) 1,855 
Dayton Silt Loam 279 
Delena Silt Loam 1,102 
Goble Silt Loam 3,261 
Goble Silt Loam (Warm) 44,799
Glohm Silt Loam 9,877 
Kenusky Silt Loam 2,638 
Locoda Silt Loam 655
Locoda Silt Loam (Protected) 3,867
Mayger Silt Loam 19,467 
McBee Silt Loam 1,057 
Moag Silt Loam 434 
Natal Silty Clay Loam 1,398 
Natal Silty Clay Loam (Flooded) 329 
Quafeno Loam 936
Quatama Silt Loam 5,184 
Rafton Silt Loam 727
Rafton Silt Loam (Protected) 3,635 
Rafton-Sauvie-Moag Complex 3,285 
Sauvie Silt Loam 3,281 
Treharne Silt Loam 2,632 
Udipsamments 1,199
Wapato Silt Loam 417 
Wauna Silt Loam (Protected) 4,423 
Wauna-Locodo Silt Loams 1,614 
Wauna-Locodo Silt Loams (Protected) 1,833 
Wollent Silt Loam 686 

Total, 33% total area of County 132,203 Acres 

SOURCE: USDA-Soil Conservation Service, Detailed Soil Survey, September 1983 

Most of the property is predominantly Anunde silt loam with slopes 3-30%.  There are no 
hazardous soils with high water tables listed that are included in this property soils 
assessment. 
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PART XIX. NATURAL DISASTERS AND HAZARDS 

FLOOD PLAIN: GOALS AND POLICIES 

GOAL: 

Eliminate or reduce the economic and social costs created by flood-caused damages. 

POLICIES:   

1. Columbia County will participate in the National Flood Insurance Program 
administered by the Federal Emergency Management Agency (FEMA). 

2. Any new development within the flood plain shall be designed to avoid damage from 
flooding and to minimize the damage potential to other developments or properties. 

3. Open space uses such as recreation or agriculture shall be encouraged 
within identified flood plain areas. 

4. Subdivisions proposed to be located within an identified flood plain area shall be 
encouraged to use lands outside of the flood plain through use of P.U.D.s and 
clustering. 

5. Development in areas subject to flooding shall be permitted only in accordance with 
the provisions of the Flood Hazard (FH) Overlay Zone. The FH Overlay Zone shall 
be applied to all areas subject to periodic flooding at a frequency estimated to occur 
once every hundred years or more, as shown on FEMA's most recent Flood Hazard 
Boundary Maps for Columbia County. Columbia County's Flood Hazard Overlay 
Zone shall be based on and consistent with the applicable portions of Section 60.3 of 
FEMA regulations governing the National Flood Insurance Program. 

6. Retain and restore natural or other suitable vegetation adjacent to waterways. 

7. Emergency repairs involving roads and bridges within flood plain areas shall be 
allowed providing the repairs do not extend beyond the original bank line. Such 
emergency repairs shall be subject to the requirements outlined in OAR 141-85-
280. Upon receipt of an approved emergency permit by the Division of State Lands, 
the County shall notify the local Citizen Planning Advisory Committee of the action 
to be undertaken. 

There is no floodplain within this development or zone change area, this does not apply.
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PART XIX. NATURAL DISASTERS AND HAZARDS 

HAZARDOUS AREAS: GOALS AND POLICIES 

GOAL: 

To protect life and property from natural disasters and hazards. 

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

1. Require compliance with Chapter 70 of the Uniform Building Code for all 
construction: 

A. Proposed on land with slopes exceeding 20%; or, 

B. On lands mapped, otherwise noted in this element, as having severe 
limitations for building; or 

C. On any land suspected of being unable to physically support the 
proposed structure. 

D. In known slide hazard areas. 

2. Periodically update the natural hazards inventory base. 

3. Work with the Columbia County Soil and Water Conservation District to reduce soil 
erosion in the County. 

4. Encourage the retention of as much vegetative cover as possible in critical mass 
movement areas, areas with over 20% slope, and in other slide or erosion prone 
areas. 

5. Encourage "P.D." or cluster type development for projects proposed in areas 
identified as having limitations due to soil characteristics or excessive slope, so as to 
maximize the use of the most suitable building sites. 

There are no mapped hazard areas in the area of development.  Any construction will   
comply with the uniform building code and necessary setbacks from natural hazards.  
Development will not be taking place in areas with excessive slopes or erosion prone areas.  
Erosion control prevention and current DEQ permits were in place when previous mill was 
closed and the same is expected with any new development proposed.  
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PART XX. WILLAMETTE RIVER GREENWAY 

WILLAMETTE RIVER GREENWAY: GOALS AND POLICIES  

GOAL:  

To develop and maintain a natural, scenic, historical and recreational greenway along both 
banks of the Multnomah Channel as part of the statewide Willamette River Greenway 
system. 

POLICIES:   

1. Agricultural lands within the greenway shall be protected consistent with the Statewide 
Planning Goals & Guidelines. 

2. Identified significant fish and wildlife habitats shall be protected consistent with 
the Statewide Planning Goals & Guidelines. 

3. Identified areas of ecological, scientific, historical, or archeological significance shall be 
protected, preserved, restored, and enhanced to the maximum extent practicable. 

4. The natural vegetative fringe along the river shall be enhanced and protected to the 
maximum extent practicable. 

5. Developments shall be directed away from the river to the greatest possible degree and 
consistent with the Statewide Planning Goals & Guidelines. 

6. Any proposed development, intensification, or change in use must be consistent with 
the Statewide Planning Goals & Guidelines. 

7. Public safety and protection of public and private property shall be provided to the 
maximum extent practicable and shall be considered when reviewing any proposal 
for development, intensification, or change in use. 

8. Public access points shall be encouraged when reviewing any proposal for 
development, intensification, or change in use. 

9. Identified scenic qualities and viewpoints shall be preserved.   

10. Local, regional, and state recreational needs shall be provided for when it can 
be shown that adequate measures have been provided for which will protect 
adjacent property to the greatest extent practicable. 

11. A setback will be established to assure structures are separated from the river in 
order to carry out the intent of the Willamette [River] Greenway Goal. 

12. The County shall cooperate with the Willamette River Greenway Commission in the 
joint management of county owned lands within the rural portion of the greenway. 

13. The County shall continue to improve its inventory of resources located within the 
Greenway Boundary. 

This property is outside of the Willamette Greenway area and does not apply.  This property 
will be removed from PF-80 forest zone map and added to the RIPD zone.
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APPLICATION SECTION 2 
Chapter 660 

Division 15 
STATEWIDE PLANNING GOALS AND GUIDELINES  

#1 — Citizen Involvement; 

The importance of providing widespread citizen involvement as much as possible is 
understood as a state goal.  Communication, community involvement and information for the 
project will be available as much as possible. 

 #2 — Land Use Planning; 

“City, county, state and federal agency and special district plans and actions related to land 
use shall be consistent with the comprehensive plans of cities and counties and regional plans 
adopted under ORS Chapter 268”.  This project will be consistent with the comprehensive plan 
of Columbia County and any regional adopted plans.  It is the intent to comply with and be 
aware of any social, economic, energy and environmental needs brought forward by this 
project.  Appropriate public comment opportunities and review is expected for affected 
parties throughout this proposal.  Sufficient time is expected for collection of factual data, 
defining problems and solutions, citizen involvement and resolution to any potential conflict. 

 #3 — Agricultural Lands; 

It is understood the state goal is to preserve and maintain agricultural land.   The proposed 
development is on a site previously paved/developed and roads will be reused.  Existing 
agricultural(forested) lands should not be affected.  There are no proposed adverse effects 
expected on the existing forest land (recently harvested forest land has been replanted and 
will remain forested), with no changes to accepted farming/forest practices due to proposed 
zone change. 

 #4 — Forest Lands; 

It is understood the state goal is to preserve forest lands.   The proposed development is on a 
site previously paved/developed and existing roads will be reused.  Existing forested areas 
should not be affected.  There are no proposed adverse effects expected on the existing forest 
land (recently harvested forest land has been replanted and will remain forested), with no 
changes to accepted farming/forest practices due to proposed zone change. 

 #5 — Natural Resources, Scenic and Historic Areas, and Open Spaces; 

It is understood that the state goal is to protect natural resources and conserve scenic and 
historic areas and open spaces.  The proposed zone change and development will be on a site 
previously developed.  Every effort will be made to preserve existing forested, scenic and 
open space areas.  Adequate distance from riparian and wildlife areas will be maintained.   
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 #6 — Air, Water, and Land Resources Quality; 

It is understood that the state goal is to maintain and improve the quality of the air, water 
and land resources of the state.  All onsite septic, wells and stormwater will comply with state 
and local codes.  Waste and process discharges will not exceed carrying capacities, and 
environmental resources will not be degraded or threatened.   

#7 — Areas Subject to Natural Disasters and Hazards; 

It is understood the goal of the state is to protect people and property from natural disasters.  
Coordination with state and local authorities on natural disaster prevention and response is 
expected with this development.  The proposed development is not in a mapped hazard area. 

 #8 — Recreational Needs; 

The site is mostly private forestland and is not available for public recreation.  The proposed 
development will not diminish local access to recreational opportunities on adjacent lands. 

#9 — Economy of the State; 

We believe the state’s goal to provide adequate opportunities throughout the state for a 
variety of economic activities vital to the health, welfare, and prosperity of Oregon’s citizens 
will be promoted by the potential of 20-25 additional jobs in the local economy.  The 
proposed development could potentially provide safe, well-paid employment opportunities in 
the community, contributing to a healthy and stable economy. 

 #10 — Housing; 

The proposed development will not provide housing needs for citizens of the state. 

#11 — Public Facilities and Services; 

It is understood that the State’s goal is to plan and develop a timely, orderly and efficient 
arrangement of public facilities and services to serve as a framework for urban and rural 
development.  Facilities and services for the proposed development have been established in 
the past, due to development being on an established mill site.  Utilities and services have 
been deemed adequate for the proposed use whether on site or public. 

#12 — Transportation; 

It is understood that the state’s goal is to provide and encourage a safe, convenient and 
economic transportation system.  The bulk of road use for trucking will be from a private road 
to state Hwy 47, with adequate input provided by county transportation staff as to acceptable 
county road use to the north. 

 #13 — Energy Conservation; and 
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It is understood that land and uses developed on the land shall be managed and controlled so 
as to maximize the conservation of all forms of energy, based upon sound economic 
principles.  By reusing an idled mill site and existing roads, the goal is to limit new 
development, maximizing existing developed space.  Options for renewable energy will be 
acknowledged at the time of design. 

 #14 — Urbanization. 

It is understood that the state’s goal is 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.  The proposed development is outside of the urban growth boundaries and will 
not affect the urbanization goals. 

Statewide Planning Goal and Guideline #15 (Does not apply, out of Willamette Greenway)

Statewide Planning Goals and Guidelines #16 Through #19 (Does not apply, out of Coastal State-Wide 
Planning Goals) 

ORS ABANDONED OR DIMISHED MILLSITES.  

197.719 Industrial use of abandoned or diminished mill sites; amendment of 
comprehensive plans and land use regulations; sewer facilities. (1) As used in this section, 
“abandoned or diminished mill site” means a mill, plant or other facility engaged in the 
processing or manufacturing of wood products, including sawmills and facilities for the 
production of plywood, veneer, hardboard, panel products, pulp and paper, that: 

      (a) Is located outside of urban growth boundaries; 

The site is located out of the Clatskanie urban growth boundary 

      (b) Was closed after January 1, 1980, or has been operating at less than 25 percent of 
capacity since January 1, 2003; and 

The site was closed in 2017 (operational 1978-2017) 

      (c) Contains or contained permanent buildings used in the production or manufacturing of 
wood products. 

There are two remaining permanent buildings used in production 

      (2) Notwithstanding statewide land use planning goals protecting agricultural lands or 
forestlands or administrative rules implementing those goals, the governing body of a county 
may amend the county’s comprehensive plan and land use regulations to allow an abandoned or 
diminished mill site to be zoned for industrial use. 

It is assumed that all planning goals protecting forestland will be met since no 
forestland will be disturbed 

      (3) Notwithstanding a statewide land use planning goal relating to urbanization or 
administrative rules implementing that goal, the governing body of a county may amend the 

Page 92



county’s comprehensive plan and land use regulations to allow an abandoned or diminished mill 
site to be zoned for any level of industrial use. 

No goals or rules related to urbanization are expected to be violated 

      (4) Notwithstanding a statewide land use planning goal relating to public facilities and 
services or administrative rules implementing that goal, the governing body of a county or its 
designee may approve: 

      (a) The extension of sewer facilities to lands that on June 10, 2003, are zoned for industrial 
use and that contain an abandoned or diminished mill site. The sewer facilities may serve only 
industrial uses authorized for the mill site and contiguous lands zoned for industrial use. 

      (b) The extension of sewer facilities to an abandoned or diminished mill site that is rezoned 
for industrial use under this section only as necessary to serve industrial uses authorized for the 
mill site. 

Existing sewer and stormwater facilities will serve only industrial uses authorized 
for the mill site 

      (c) The establishment of on-site sewer facilities to serve an area that on June 10, 2003, is 
zoned for industrial use and that contains an abandoned or diminished mill site or to serve an 
abandoned or diminished mill site that is rezoned for industrial use under this section. The sewer 
facilities may serve only industrial uses authorized for the mill site and contiguous lands zoned 
for industrial use. 

Any establishment of on-site sewer facilities will serve only industrial use 

      (5)(a) A local government, as defined in ORS 174.116, may not authorize a connection to 
any portion of a sewer facility located between an urban growth boundary or the boundary of an 
unincorporated community and the boundary of the mill site or the industrial zone containing the 
mill site, except as provided under a statewide land use planning goal relating to public facilities 
and services or under ORS 197.732. 

There is no public sewer available 

      (b) Sewer facilities approved under subsection (4) of this section shall be limited in size to 
meet the needs of authorized industrial uses and may not provide service to retail, commercial or 
residential development, except as provided under a statewide land use planning goal relating to 
public facilities and services or under ORS 197.732. The presence of the sewer facilities may not 
be used to justify an exception to statewide land use planning goals protecting agricultural lands 
or forestlands or relating to urbanization. 

The onsite sanitary system is for authorized industrial use only (included site plan) 

      (6)(a) The governing body of a county or its designee shall determine the boundary of an 
abandoned or diminished mill site. For an abandoned or diminished mill site that is rezoned for 
industrial use under this section, land within the boundary of the mill site may include only those 
areas that were improved for the processing or manufacturing of wood products. 

      (b) For an abandoned or diminished mill site subject to subsection (2), (3) or (4) of this 
section, the governing body of a city or county or its designee may approve a permit, as defined 
in ORS 215.402 or 227.160, only for industrial development and accessory uses subordinate to 
such development on the mill site. The governing body or its designee may not approve a permit 
for retail, commercial or residential development on the mill site. 
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There will be no other commercial or residential development on the mill site 

      (7) For land that on June 10, 2003, is zoned under statewide land use planning goals 
protecting agricultural lands or forestlands and that is rezoned for industrial use under 
subsections (2) and (3) of this section, the governing body of the county or its designee may not 
later rezone the land for retail, commercial or other nonresource use, except as provided under 
the statewide land use planning goals or under ORS 197.732. [2003 c.252 §2; 2003 c.688 §3] 
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APPLICATION SECTION 3 

Facilities:   

Two existing buildings (storage and maintenance), the 24-acre paved log yard, the onsite 
sanitary/stormwater systems and four wells are a substantial existing infrastructure that can 
be utilized for a modern mill site.  Although additional electrical utilities are necessary for the 
proposed development, the buildings, paved area, wells and stormwater retention ponds may 
be reused. 

Services:   

Power:  Brian Fawcett with Clatskanie PUD was contacted about the power needs of the 
project and responded through email (included) that it would not be an undue burden on the 
Clatskanie PUD.   

Rural Fire Protection:  We talked to Steve Sharek the fire chief with Clatskanie Fire.  He 
verified that they would provide fire service to the proposed facility.  He had worked at the 
previous mill and understands the standards and expectations of the local fire department.  
His response was positive as long as their standards are met and he is looking forward to 
providing fire protection input during the plan review process.  His email is included.    

Transportation:  We talked with Scott Toenjes with the Columbia County Transportation 
Department.  Mr. Toenjes could only respond to the north access from Elliot Rd. to Palm Hill 
Rd.  The south access will be through a private easement to State Highway 47, where most of 
the proposed truck traffic will occur.  As a county employee he was unable to comment on this 
Highway access route.  The applicant will need to verify approval to the state Highway 
Department (previous mill used this State Highway access for nearly 40 years).   

The existing roads, which are not part of the rezone and will be utilized through an easement, 
are of adequate size and substance and can be reused/improved.  There is a wide paved road 
approach onto Highway 47 with good sight distances.  The approach is marked with a highway 
sign to denote that overlength loads need to use this approach to turn around (they cannot 
continue on the highway). 
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EXHIBIT 2

MAPS AND PHOTOGRAPHS
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EXHIBIT 3

PUBLIC AND AGENCY COMMENTS



COLUMBI,ACOUNTY
LAND DEVEII}PMENT SERVICES

Planning Division
COURTHOUSE

ST, HELENS,OREGON 9705I
Phonc: (503)397-1501 Frx: (503)366-3902

February 8,2022

REFERRAL AND ACKNOWLEDGMENT

Responding agency:

Date: February tr2022
File # PA22-01srJlZC22-01
Owner/Applicanfi Weyerhaeuser Timber Holdings, Inc. l Jeremy Keepcrs
Map/Taxlot: Portions of 7512-00-00201 and 7512-00-0M01
Size: 49.34 ecres
Site Address: 76106 Highway 47, Clatskanic, OR 97016
Plan/Zonc: Forest / Primary Forest (PF-80)

NOTICE IS HERSBY GMN that on Monday, March 7,2022,rt 6:30 p.m. apublic hearing will b€ held before
the Colurnbia County Planning Commission (Commission). You received this notice because you owl property
located near the property that is the subject ofthis notice.

ITIE }IEARING WIII. BE CONDUCTED REMOTEIY VIA ONIINE WEBINAR ONIY.
YOU MAY ACCESS AND PARIICIPATE IN IHE HEARING USING THE FOTIOWING LINKS:

By computer, tablet or smartphone: https://Blobal.gSltomeeting.comlioinlSl5lS94S5

By phone: United States (Toll Free): I 877 309 2073
United States: +l (646) 749-3129

Access Code: 815-189-485

[New to GoToMeeting? Get the app now and be ready when the meeting starts:
httns://global.sotomcetinu.corniinstall/ I 970993 731

THIS APPLICATION IS tr.OR 0 Administrative Review; (X) Planning Commission, Hearing Date: Merch 7,

2022

PLEASE RETURN BY: February 18,2022

Planner: RobertWheeldon

The enclosed application is being refened to you for your infonnation and comment. Yourrecommendation and
suggestions will be used by the County Planning Department and/or the Columbia County Planning Commission in
aniving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recomlfendations in the staffreport. Please comment below.

./
l. / W"have reviewed the enclosed application and have no objection to its approvat as submitted.

2. Please see attached letter or notes below for our comments.

3.-Weareconsideringtheproposalfurther,andwilIhavecommentstoyouby-'
S:+PLANNING DIVISION*^PIANNING (KAY.S)VFORMS*REFERML AND ACKNOWLEDGMENT*REFERM! AND

ACKNOWLEDGM ENT . PC.DOCX



4. Our board must meet to oonsider this; we will retum their comments to you by

5. Please contact our office so wc may discuss this.

6, We recommend dcnial of the application, forthe reasons below:

2.1-'?a27-

S:*PIANNING DIVISIONT^PIANNING (HY'S)YFORMSIREFERRA! AND ACKNOWLEDGMENT*REFERRAL AND

ACKNOW.fDGMENT - PC.DOO(



Robert Wheeldon

From:
Sent:
To:
Subject:
Attachments:

Scott Toenjes

Wednesday, February 9,20221:23 PM

ePermits - Planning

Highway 4T,WeyerhaeuserTimber Holdings lnc./eremy Keepers, ZC22-01 8LPA22-01
0589_001 .pdf; 0588_00 1 .pdf

Here are the Public Works Departments comments for this PA and ZC Application:

t. Applicant must use Highway 47 as main access for heavy truck and equipment traffic. Palm Hill Road and Elliott
Road are not suitable for heavy truck traffic due to the steep grades and hairpin turns on Palm Hill Road.

2. lf the applicant would like to use Elliott Road as a secondary or emergency access for passenger vehicles only,

they will need to obtain an access permit from the Public Works department.

Thank you

Scott Toenjes I Engineering Technician I Columbia County Public Works
1054 Oregon Street, St Helens, OR 97051

503 366- 3963 | F 503 -397 -7 21 5 | scott.toenjes@colu mbiacountyor.gov

Seruice - Engagement - Connection - Innovation

1



COLUMBIACOI.JNTY
LAND DEVELOPMENT SERVICES

Planning Division
COURTHOUSE

SI.,HELENS,OREGON 9?O5I
Phone: (503)397-1501 Fax: (503)366.3902

F'ebruary 8,2022

REFERRAL AND ACKNOWLEDGMENT

Rcsponding asency: CoLo^bI"n Co*tr\ F*bti<' Worhi
-t

Dete: February 812022
File# PA22-01unil7.C22-01
OwnerlApplican* Weyerhaeuser Timber Holdingsr lnc. / Jeremy Keepers
Map/Tarlot: Portions of 7512-00-00201nnd 75f2-00-00401
Size: 49.34 ecres
Site Address: 76106 Highway 47, Clatskanie, OR 97016
Plan/Zone: Forest / PrimarA F'orest {PF-80)

NOTICE IS HEREBY GMN that on Monday, March 7,2L22rat 6:30 p.m. a public hearing will be held before
the Columbia County Planning Commission (Commission). You received this notice because you own property
located near the property that is the subject ofthis notice.

THE HEARING WILI BE CONDUCTED REIi,IOIEI.Y VIA ONTINE WEBINAR ONLY.

YOU IT'TAY ACCESS AND PARTICIPATE IN THE HEARING USING THE FOI.LOWNG LINKS:

By computet tablet or smartphone: hups:i/global.gotomeeting.com/ioirr/t l 5 ! 89485

By phone: United States (Toll Frce):1 877 309 2073
United States: +l ,64$ 749-3129

Access Code: 815-189-485

[New to GoToMeeting? Get the app now and be ready when the meeting starts:
https://slobal. uotonrccting,conri i nstal U I 970993 73 

1

THIS APPLICATION IS fOR 0 Administrative Review; [X) Planning Commission, Hearing Date: March 7,
2022

PLEASE RETURN BY: February 18,2A22

Planner: RobertWheeldon

The enclosed application is being referred to you for your information and comment. Your recommendation and
suggestions will be used by the County Planning Department and/or the Columbia Cormty Planning Commission in
arriving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recommendations in the staffreport. Please comment below.

l. We have reviewed the enclosed application and have no objection to its approval as submitted.

2, X pk^e see attached letter or notes below for our comments.

3. 

-We 

are considering the proposal further, and will have comments to you by

S:*PLANNING DIVISIONV^PLANNING (KAY.s)YFORMSTREFERRAL AND ACKNOWLEDGMENTVREFERRAL AND

ACKNOWLEDGMENT . PC.DOCX



4. - Our board must meet to consider this; we will return their comments to you by

5. Please contact our office so we may discuss this.

6. We recommend denial of the application, for the reasons below:
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s:YPIANNING DIVISION*^PI.ANNING (KAY.5)TFORMSYREFERML AND ACKNOWLEDGMENTYREFERRAL AND

ACKNOWTEDGMENT - PC.DOCX



COLI.JMBIA COTINTY
LAND DEVELOPMENT SERVICES

Planning Division
COURTHOUSE

ST. HELENS,OREGON 9705I
Phone: (503)397-1501 Fax: (503)366-3902 RECEIVED

FEB I ,6 2022

Land Development Seryices

Responding agency: 9^ i V^' -*
Date: February 812022
File # PA224l and ZC 22-Al
Owner/Applicant: Weyerhaeuser Timber Holdings, fnc. / Jeremy Keepers
Map/Taxlot: Portions of 7512-00-00201 and 7512-00-00401
Size: 49.34 acres
Site Address: 76106 Highway 47, Clatskanie, OR 97016
?lanlZone: Forest / Primary Forest (PF-80)

NOTICE IS HEREBY GMN that on Monday, March 7,2022, at 6:30 p.m. apublic hearing will be held before
the Columbia County Planning Commission (Commission). You received this notice because you own property
located near the property that is the subject of this notice.

THE HEARING WILL BE CONDUCTED REMOTEI.Y VIA ONTINE WEBINAR ONI.Y.

YOU MAY ACCESS AND PARTICIPATE IN THE HEARING USING THE FOTLOWING LINKS:

By computer, tablet or smartphone: https://global.gotomeeling.corn4oin/81 5l 89485

By phone: United States (Toll Free): I 877 309 2073
United States: +l rc46\749-3129

Access Code: 815-189-485

[New to GoToMeeting? Get the app now and be ready when the meeting starts:

bttps ://global. sotomeetin g.corn/instql l/ I 970993 73 J

THIS APPLICATION IS FOR 0 Administrative Review; (X) Planning Commission, Hearing Date: March 7,
2022

PLEASE RETURN BY: February 18,2022

Planner: RobertWheeldon

'Ihe enclosed application is being referred to you for your information and comment. Your recommendation and
suggestions will be used by the County Planning Department and/ot the Columbia County Planning Commission in
aniving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recommendations in the staff report. Please comment below.

1. _We have reviewed the enclosed application and have no objection to its approval as submitted.

2. see attached letter or notes below for our comments.

3. _We are considering the proposal further, and will have comments to you by

S:YPLANNING DIVISIONY^PLANNING (KAY'S)YFORMSYREFERRAL AND ACKNOWLEDGMENTYREFERRAL AND

ACKNOWLEDGMENT - PC.DOCX

February 8,2022

REFERRAL AND ACKNOWLEDGMENT



4. Our board must meet to consider this; we will retum their comments to you by

5. Please contact our office so we may discuss this.

6. ---We recommend denial of the application, forthe reasors below:

S:YPIANNING DlvlSlONx^Pl-ANNING {KAY'S)SFORMSYREFERRAL AND ACKNOWLIDGMENTYREFERRAL AND

arrl\ln\n'l Enclrrl\l? _ ta nrlrY



COLUMBIACOIJNTY
LAND DEVEII)PMENT S|ERVICES

Plaoning Division
COI.'RTTIOUSE

ST.HELENS, OREGON 97051
Phom: (503)397-1501 Fax (503)366-3902

Febnrary 8,2022

REFERRAL AI\D ACKNOWLEI}GMENT

Responding sgcrclr

Date: February 8,?A22
F'ile# PA2:241*nd7,C?2-0t
Owner/Applicanh lVeyerhaeuser Timber Holding,$ Iuc. / Jercmy Keepcrs
hdap/Taxlot: Portions of75l2-00-00201 and 7512-00-0040I
Size: 49.34 acres
Site Address: 76106 Highway 47, Clatskanie, OR97016
Plan/Zone: Forest / Primary Forest (PF-80)

NOTICE IS IIEREBY GIVSN thal on Monday, March 7,2V22,et 6:30 p.m. apublic hearing will be held before
the Cohmrbia County Planning Comsrission (Commission). You received tbis notice because you o\ m property
located near the property that is the subject of this notice.

T}IE HEARING WILI BE CONDUCTED REAAOTEIY VIA ONLINE WEBINAR ONTY.
YOU MAY ACCESS AND PARTICIPAIF IN THE HEARING USING THE FOTIOWNG LINKS:

By computer, tablet or smarghone: https{glgbal.eotomesrine.comd,qin/815i89*8i

Byphone: Unitsd States (Toll Free): 1,877 309 2A73
United States: +1 (64$ 7 49-3129

Access Code: 815-189-485

[New to GoToMeeting? Get the app now and bE ready when the meeting shrts:
hfips:l/qlqbal. gotomeetinB comlinsalV I 970993 73 I

TIIIS APPLICATION IS F.OR 0 Administrative Review; (X) Planning Cornmission, Hearing Date: March 7,
2022

PLEASE RETURN BY: February 18,2022

Planner: RobertlVheeldon

The euclosed application is being referred to you for your information and comnre,lrt. Your recommendation and
zuggestions will be used by the County Plaoning Depffirent andlor the Columbia County Plaruring Comrnission in
arriving at a desision Your prompt reply will help us to process this application and will ensure the inclusion of
your recomrnendations in the staffreport. Please commeirt belorv.

./
1. -l/ W"have reviewed &e enclosed application and have no objection to its approval as submitted.

2. Please see attached letter or notes below for our comments.

3. We are considering the proposal further, and will have comments to you by

S:*PI.ANNING DIVISION+^PLANNING (KAY"S)+FORMSYREFERRAL AND ACKNOWTEDGMENT+REFSRRAL AND

ACKNOWLEDGMENT - PC.DOO(



4. _-Or board must meet to consider this; we will return their comments to you by

5. Please contact our office so we may discuss this.

6. We recommend deNdal of the application, for the treasons below:

f
*-l

{l t4t f r€
4t- -"21-

S:*ptANNlN6 DIV1SION*^PIANNING (|OY'S)*FORIv|S#REFRRALAND ACKNOWLEDGMENTXREFERRATAND

ACKNOWLEDGMENT - PCDOO(



COLUMBIA CO[JNTY
I-AND DEVEIOPMENT SERVICES

Planning Division
COURTTIOUSE

ST, HELENS.OREGON 9?O5I
Phonc: (503)397-1501 F'u: (503)3663902

February 8,2022

REFERRAL AND ACKNOWLEDGMENT

Rcsponding rgcncy:

Drte: Februrry 812022
File# ?A2241tnil7.C22-01
Owner/Applicrnfi lVeyer{neuscr Timber Holdings,Inc. / Jeremy Keepen
Mrp/faxlofi Portions of 7512-00-0020f rnd 751.2-$-0040f
Size: 49.34 ecrer
Site Address: 76106 Highway 47, Cletskenig OR 97016
Plen/Zone Forest / Primrry Forest (PF..8O)

NOTICE IS I{EREBY GMN that on Monday, Merch 7,2022,rt 6:30 p.m. apublic hcaring will be held before
the Columbia County Planning Commission (Commission). You received this notice because you own property
located near the property that is the subject of this notice.

THE HEARING WILI IE CONDUCTED REMOIETY VIA ONI.INE YYEIINAR ONLY.

YOU MAY ACCESS AND PARTICIPATE IN THE HEAilNG USING THE FOTTOWING LINKS:

By computer

By phone:

, tablet or smartphone: https : li gloha l.tottlmeeti ns,qorn/jp in/8 I 5J8948 I
United States (Toll Free): 1 877 309 2073
United States:

Access Code: 815-189485
+l (646) 749-3129

[New to GoToMeeting? Get the app now and be ready when the meeting starts:
https: i/slobal.sotonreetin&conrlilstal l/ I 979993 73]

THIS APPLICATION IS tr.ORQ Administrative Review; (X) Planning Commission, Hearing Date: March 7,

2022

PLEASE RETURN BY: February lEr2022

Planner: RobertWheeldon

The enclosed applioation is being referred to you for your infomration and comment. Your recommendation and
suggestions will be used by the County Planning Departnent and/or the Columbia County Planning Commission in
aniving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recommendations in the staffreport. Please comment below.

L / We have reviewed the enclosed application and have no objection to its approval as submitted.

2. 

-Please 

see attached letter or notes bslow for our cornnrents.

3. 

-We 

are considering the proposal further, and will have comments to you by

S:TPTANNING OIVISIONY^PLANNING (KAY.S)}FORMSYREFERML AND ACKNOWLEDGMENT*REFERMI AND

ACKNOWLEDGMENT . PC.DOCX



4. Our board must meet to consider this; we will rcturn their comments to you by

5. Please contact our office so we may discuss this.

6. We recommend denial of the application, for the reasons below:

s:yprANNtNG DlvlsloNx^pLANN|NG ('GYS)YFORMS*REFERRAL AND ACKNOWLEDGMENT*REFERRAI AND

ACKNOWLEDGMENT - PCDOCX



COLUMBIACOIJNTY
LAND DEVELOPMENT SERVICES

Planning Division
COURTHOUSE

ST, HELENS,OREGON 9705I
Phone: (503)39?-1501 Fax: (503)366-3902

February 8,2022

REFERRAL AND ACKNOWLEDGMENT

Responding agency:

Date: February 8,2022
File # PA22-01andZC22'01
Owner/Applicanfi Weyerhaeuser Timber Holdings,Inc. / Jeremy Keepers
Map/Taxlot: Portions of 7512-00-00201 and 7512-00'00401

Size: 49.34 acres
Site Address: 76106 Highway 47' Clatskanie, OR 97016
Plan/Zone: Forest / Primary Forest (PF.-80)

NOTICE IS HEREBY GMN that on Monday, March 7,2A22, at 6:30 p.m. a public hearing will be held before

the Columbia County Planning Commission (Commission). You received this notice because you own property

located near the property that is the subject of this notice.

THE HEARING WItt BE CONDUCTED REMOTETY VIA ONIINE WEBINAR ONLY.

YOU MAY ACCESS AND PARTICIPATE IN THE HEARING USING THE FOITOWNG LINKS:

By computer, tablet or smartphone:

By phone: United States (Toll Free): 1 877 30q 2A73

United States: +l (6fff 749-3129
Access Code: 815-189-485

[Ne* to GoToMeeting? Get the app now and be ready when the meeting starts:

https://gloErl.gotonreetins.conr/i nstal ll I 97t)993 73J

THIS APPLICATION IS FOR 0 Administative Review; (X) Planning Commission, Hearing Date: March 7'

2022

PLEASE RETURN BY: February 18,2022

Planner: RobertWheeldon

The enclosed application is being refened to you for your information and comment. Yourrecommendation and

suggestions will be used by the County Plaruring Department and/or the Columbia County Planning Commission in
a:riving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recommendations in the staffreport. Please comment below.

1. X_We have reviewed the enclosed application and have no objection to its approval as submitted.

2. Please see attached letter or notes below for our comments.

3

-We 

are considering the proposal further, and will have comments to you by
5:YPLANNING DIVISIONY^ PLANNING (KAY'5)YFORMS*REFERRAL AND ACKNOWLEDGMENT*REFERRAL AND

ACKNOWLEDGMENT - PC.DOCX



4. Our board must meet to consider this; we will retum their comments to you by

5. Please contact our office so we may discuss this'

6. We recommend denial of the applicatio4 for the reasons below:

Exempt Uses of Ground Water include:
l. Stockwatering.

Single or group domestic purposes for no more than 15,000 gallons per day.J.

4. industrial or commercial not exceeding 5,000 gdlons

The above exempt uses do NOTdlow for commercial irrigation.

( I oz o 7-

S:*PI.ANNING DIVISIONY^PLANNING {KAY'S}XFORMS*REFERML AND ACKNOWIEDGMENTYREFERRAL AND

ACKNOWLEDGMENT . PCDOCX



EXHIBIT 4 

 

PUBLIC COMMENTS 

  



SKYLER AND KEYLEIGH ENGEN COMMENTS SUBMITTED VIA EMAIL MARCH 4, 2022 

Mr. Wheeldon, 

I am writing in this email my, and my family's testimony, we would like presented at the hearing this coming 

Monday over the proposed rezoning of the old sort yard. 

While it is clear that there is an obvious push to look at the benefits of this proposed rezone as an asset to the 

county by creating jobs, I am hopeful the board and commission will acknowledge the current atmosphere in 

Columbia County regarding land zoned primary forest. This county has been moving to maintain land zoned as 

such, and keeping our forests intact. I personally feel letting this proposed rezone come to fruition, is a step in 

the opposite direction in the way our current community has been recently voting.  

My family recently purchased the home we are currently living in adjacent to the old Jepson Sorting Yard. We 

were looking for a bigger property, close to town, with seclusion and quiet. We found it here. Shortly after, we 

are now finding out there is a proposed zone change, and the possibility of a sawmill being built right next to 

us.  

My concerns are as follows: 

My children must walk Elliot road to get on and off the school bus. This requires them walking past the mill 

site. While I understand the road department has found Elliot Road not suitable for truck traffic, workers will 

surely be accessing the site from Elliot Road. That is how access was when it was still a sorting yard. I am 

concerned that a large increase in vehicle traffic will create an unsafe condition for my children accessing the 

only spot the school bus will pick them up. 

I am very concerned about noise. I am a shift worker, and oftentimes work a night shift requiring me to sleep 

during the day. This was another reason my family chose to buy a property around no one, surrounded by 

primary forest at the end of a road. I am also concerned it will inhibit my ability to find a renter in the second 

home on our property when we are done remodeling it. The appeal of a house by a sawmill, is certainly not the 

same as a house on a large piece of land in the middle of the woods. I fear this may financially impact me. 

There is a 200 foot setback from my residence, but there is a storage building inside that boundary. I am 

concerned after this possible mill is built, there will be a large amount of activity and noise, very close to my 

home. 

Finally, I fear the justification used to rezone this property will be found  acceptable, when it clearly is not. The 

chipper that was once at the log sorting yard, was not a chipmill. Therefore this is not an abandoned mill site. 

While this slight twist of words may make the landowner feel they should be able to rezone, I, and I hope the 

board and commission will agree, strongly disagree.  

When I read "Industrial Uses-306 CUP 

                    .20 Abandoned or diminished mill sites, means a mill, plant, or other facility engaged in the 

processing of manufacturing of wood products, including sawmills, and facilities for the production of 

plywood, veneer, hardboard, panel products, pulp and paper." 

Nowhere does it say a log sorting yard that happened to have a chipper. It was not a chipmill. It was a log yard. 

There was no manufacturing of wood products on this site.  

 



In 306CUP  

".20 

  A. 

     3. Contains or contained permanent buildings used in the production or manufacturing of wood products." 

Again, no wood products were manufactured. Raw materials, being logs, were cut and sorted. The only 

permanent structure is a maintenance shop, there are no buildings used for manufacturing wood products. 

There is also the fact that the chipper was hooked up to "temporary power" when it was on the site. The fact 

that temporary power was used, makes it clear this is a PF-80 piece of land, and it always has been. The 

blacktop made the log sorting easier, the maintenance shop was there to service the heavy equipment for 

moving and loading raw material. 

I appreciate your time and consideration of this delicate situation, and I hope that perhaps I have helped bring 

to light the obvious issues. I am hopeful the correct decision in the matter will be made. 

Sincerely, 

Skyler Engen and Family  

 



 
 

Pacwest Center  |  1211 SW 5th  |  Suite 1900  |  Portland, OR  |  97204  |  M 503-222-9981  |  F 503-796-2900  |  schwabe.com 
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Admitted in Oregon 
T: 503-796-2893 
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March 1, 2022 

VIA E-MAIL 

 
Robert Wheeldon 
Columbia County Planning Commission 
230 Strand St. 
Columbia County Courthouse Annex 
St. Helens, OR 97051 
 

 

 

RE: Weyerhaeuser Timber Holdings, Inc. (“Weyerhaeuser”) 
Zone Amendment Application PA 22-01 and ZC 22-01  

Dear Mr. Wheeldon: 

 As you know, this office represents Weyerhaeuser in connection with the proposed chip 
mill (the “Mill”) zone amendment application PA 22-01 and ZC 22-01.  This letter responds to 
your email to Samantha Turner with Weyerhaeuser and Weyerhaeuser’s consultant and applicant 
Jeremy Keepers dated February 16, 2022.  You asked Weyerhaeuser to address specific concerns 
raised by two neighbors of the Weyerhaeuser property that is the subject of the zone amendment 
application, including: (1) access; (2) prior use; (3) use of the Mill’s buildings; and (4) assessor 
records. 
 
1. Access concerns are not relevant to the zone amendment application. 

 The applicant understands the neighbors’ concerns about road access.  The Mill property 
has two available means of access: a private drive connecting the property to Highway 47 and a 
public road, Palm Hill Road.  The Mill historically took primary access from Highway 47 via the 
private access drive and used Palm Hill Road only as a secondary or emergency access.  Use of 
the existing primary access drive from Highway 47 is anticipated to continue under any future 
industrial use.  Access sufficiency is not relevant to the approval criteria under ORS 197.719.  
However, the sufficiency of existing access options to the Mill property will be evaluated in a 
future land use application for a specific development.   

2. The Mill primarily processed and manufactured wood chips, which are a “wood 
product” under ORS 197.719(1). 

 Under ORS 197.719(1), “‘abandoned or diminished mill site’ means a mill, plant or other 
facility engaged in the processing or manufacturing of wood products, including sawmills and 
facilities for the production of plywood, veneer, hardboard, panel products, pulp and paper….”  
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The neighbors contend that the Mill was not previously a chip mill or other type of wood 
products facility, but rather a log-sorting yard, and that any wood chipping was only ancillary 
chipping of woody debris.  In fact, since approximately 1978 until 2017 the Mill was always 
engaged in the processing and manufacturing of wood products and, during almost all of the 
Mill’s operations, wood chipping as part of pulp manufacturing was its primary function. 

 In the mid-1970’s, the Mill received full-length logs from timber operations, bucked them 
to length, sorted them for grade, and shipped them out to other mills for further processing.  See 
attached Declaration of Jeff Marthaller, ¶ 5.  “Bucking” is the process of cutting a felled and 
delimbed tree into logs, and thus constitutes processing wood products (turning raw timber into 
mill-ready logs).  This wood processing generated non-merchantable pulp wood that the Mill 
originally shipped offsite for processing into chips and other raw materials.  Id.  Soon thereafter, 
the operator identified the need for an onsite chip mill, which it built at the Mill in approximately 
1978.  Id., ¶ 6.  

 Over time, processing of full-length logs at the Mill diminished and only bucked-to-
length “chip logs” were sent to the Mill.  Id.  By the early 1980’s, the incoming logs were 
primarily chip log loads and cleanup log loads1 for manufacturing and processing into wood 
products, including chip wood, bark hog fuel, sawdust, and landscaping bark.  Id.  The chip logs 
were sorted and processed onsite at the Mill.  Id., ¶ 7.  Generally, this involved sorting logs with 
merchantable portions from the cleanup loads, cutting their merchantable ends from the pulp 
wood, and shipping them out to sawmills.  Id.  Then, as the primary function of the Mill, chip 
logs and the remaining pulp wood were processed and manufactured into wood products at the 
Mill. 

 The bark and chip wood products processed and manufactured at the Mill were usually 
sold to affiliates of the Mill operators for hog fuel and landscaping bark products.  Id.  ¶ 12.  
Sawdust and clean chips were sold for pulp used in paper production.  Id.  Depending on market 
conditions, the products processed and manufactured at the Mill were sold to other buyers on the 
open market, including products marketed and sold as landscaping bark.  Id. 

 Thus, although there were several facets of operations at the Mill, its primary function for 
almost all of its operational history was to process raw wood byproducts from timber operations 
and manufacture them into various forms of wood chips used primarily for pulp and paper 
production.  Id., ¶ 13.  Full-length logs were processed into bucked, mill-ready logs and then 
those logs were processed into wood chips, bark products, and pulp for paper production. 

 In response to the neighbors’ contention, you asked Weyerhaeuser to provide additional 
evidence or argument to support a finding that wood chipping can be defined as the manufacture 
of a “wood product,” or to provide evidence of some other wood product processing that took 
place within the permanent buildings at the Mill.  The relevant statutes do not answer this 
question and Oregon courts have not addressed it, but at least one Washington court has.  In Kish 
                                                 
1 As explained in the Marthaller affidavit, cleanup loads delivered both merchantable and non-merchantable wood 
from the forest to the Plant for processing into wood chip products.  Marthaller Affidavit, ¶ 7. 
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Equip. v. Xusa Forest Prods., 44 Wash App 785, 793, 723 P2d 498, 503 (1986), the court had to 
decide whether wood chips are lumber (i.e., a wood product) or timber (i.e., “not a finished 
product manufactured in a mill”).  The court reasoned that the wood chips were “manufactured at 
the mill” as the finished product of that mill, and thus wood chips constitute a wood product and 
not raw material.  Id. at 792–93. 

 The Kish Equip. court found support for this interpretation in a West Virginia case that 
stated “bucking” is a “process” of cutting timber into smaller log sections, and “after bucking, 
the logs are loaded onto trucks and transported to a saw mill.  After their arrival, bark is removed 
from the logs and they are either cut into lumber or used to manufacture wood chips.”  Id. at 793.  
Thus, at least in Washington and West Virginia, bucking is wood processing that creates a 
product that can be further processed, or “manufactured,” into wood chips, a wood product. 

 The Kish Equip. analysis makes sense and should inform the Commission’s decision 
regarding the requested rezone.  The Mill received raw forest products and “processed” the logs 
by either bucking them into mill-ready logs, or, primarily, by subjecting them to a series of 
additional processes that manufactured them into wood chips, bark products, and pulp for paper 
production that were sold to other entities as the finished product of the Mill.  Accordingly, 
“wood chipping” performed at the Mill can and should be defined as the manufacture of a “wood 
product,” and the Mill meets the ORS 197.719(1) requirement of being “a mill, plant or other 
facility engaged in the processing or manufacturing of wood products.”   

3. The Mill contained permanent buildings used in the production and 
manufacturing of wood products. 

 Under ORS 197.719(1)(c), to be eligible for the zoning amendment requested, an 
abandoned or diminished mill site must also be one that “[c]ontains or contained permanent 
buildings used in the production or manufacturing of wood products.”  The neighbors contend 
that the removed and existing buildings at the Mill were not used in the production or 
manufacturing of wood products.  You asked us to respond by providing additional evidence and 
argument to support a finding that the three elements of this requirement are met: (1) Contained 
permanent buildings; (2) used in the production or manufacturing of; (3) wood products. 

 The reasoning immediately above addresses the third element and demonstrates that the 
wood chips produced and manufactured at the Mill were “wood products” for the purposes of 
ORS 197.719(1)(c). 

 Regarding the first and second elements, all the buildings at the Mill were permanent 
buildings used in the production and manufacturing of the Mill’s wood products.  As explained 
in the Marthaller affidavit, the buildings at the Mill included a forty (40) foot drum debarker that 
stripped bark from logs.  Marthaller Affidavit, ¶ 9.  This building can be seen in Exhibits 1 and 6.  
Once the bark was removed from logs in the debarker building, the bark was conveyed to the 
center of the Mill and processed for sale as paper mill hog fuel and landscaping bark.  Id.  Clean 
logs were moved into a chipper building at the Mill where they were processed into chips.  Id.  
The chipper building is in the center of the photograph in Exhibit 1.  The chips were fed into the 
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Mill’s screen plant building—pictured in the bottom, center of Exhibit 1—where they were 
screened and conveyed to two chip bins.  Id.  The chip bins are pictured in Exhibit 2.  Resulting 
sawdust was blown to a bin at the center of the Mill and processed for sale as paper mill pulp raw 
stock.  Id.; see also Exhibit 1. 

 The Mill had other buildings, including an operator control room building and an 
electrical control center building.  Marthaller Affidavit, ¶ 10.  There was a maintenance building 
that is still standing, with an attached office building that has been demolished.  The maintenance 
building is pictured in Exhibit 3.  The Mill also had two storage buildings, one of which is still 
standing and is pictured in Exhibit 4.  There was a well pump house pictured in Exhibit 5. 

 The maintenance building was used in the production and manufacturing of wood 
products at the Mill for millwright work, including rebuilding and maintenance of its chipping 
and debarking equipment and the mill rolling stock that fed the chip production plant.  Marthaller 
Affidavit, ¶ 11.  The larger of the two storage buildings held the Mill’s fire trailer and water 
truck.  Id.  The water truck was required equipment under the Mill’s air quality permits, and the 
Mill needed the fire trailer to fight fires if they broke out during the processing and manufacture 
of wood products.  Id.  The other storage building generally held smaller vehicles used in the 
processing and manufacturing operations.  Id. 

 All of these buildings existed only to enable and / or support the wood products 
processing and manufacturing that occurred at the Mill.  There is nothing temporary about them, 
as they are or were attached to the land and were integral to the Mill’s operations.  Thus, the Mill 
meets the requirements of ORS 197.719(1)(c). 

4. Assessor Records 

 As requested, we also attach assessor records related to the Mill.  The records show that 
the property has been in industrial use, was specifically assessed as an industrial site in 2016 and 
2017, and has had substantial buildings, structures, and mechanical equipment on the property 
since prior to 1980.  However, regardless of the assessor records, the Commission can and 
should give authoritative weight to photographic evidence in the record and the Marthaller 
Affidavit describing the actual use of the buildings, what types of activities occurred in them, 
and how they fit into the overall operations of the Mill.  The affidavit and the photographs 
submitted amply demonstrate that these were permanent structures used exclusively to support 
the Mill’s operations processing and manufacturing wood products. 
 
Best regards, 

 
Garrett H. Stephenson 

GST:jmhi 
Enclosures 
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cc:   Robin McIntyre (via email) (w/enclosures) 
 Sarah Hanson (via email) (w/enclosures) 
 Jeremy Keepers (via email) (w/enclosures) 
 Samantha Turner (via email) (w/enclosures) 
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	File No: 
	Other-0: 
	APPLICANT Name: Jeremy Keepers, Timber Valley Development, Inc.
	Mailing address: 81711 Mahr Lane, Creswell, OR 97426
	Phone No Office: 541-729-9072
	Home: N/A
	Email-1: jjk.timber@gmail.com
	Are you the: 
	property owner:    X
	PROPERTY OWNER: 
	Name-1: Weyerhaeuser Timber Holdings Inc. (Samantha Turner is Weyerhaeuser's Representative)
	Mailing Address: 220 Occidental Avenue South, Seattle, WA 97016
	Email-2: Samantha.Turner@Weyerhaeuser.com
	Textfield-6: 76103 Highway 47, Clatskanie, OR 97016
	Textfield-7: Part of 7512-00-00401* (#27531)Part of 7512-00-00201*  (#26368)
	Acres: 91.51
	Zoning-0: PF 80
	Acres-0: 76.24
	Zoning-1: PF 80
	Acres-1: 
	Zoning-2: 
	Textfield-8: Paved Industrial Use Area (Former Log Chip Facility)
	Textfield-9: 24.0
	Textfield-10: Access Roads
	Textfield-11:   4.0
	Textfield-12: Stormwater Retention Ponds (Industrial Use)
	Textfield-13:    2.2
	Textfield-14: 49.34
	What is the present zoning: Primary Forest Zone PF80
	What zone is being proposed: Resource Industrial Planned Development 680
	Zoning Map Amendment:              X
	Yes-2: 
	Textfield-28: The site was developed in the late 1970's for log storage, sorting and chipping industrial uses and was operated up until 2017.  The rezone is requested in order to put the fully developed idled millsite (paved log yard, power, roads, two buildings and a stormwater retention pond system) back into productive industrial use.  
	Textfield-29: Since the chip mill was demolished, the 24 acre paved log yard, road system and stormwater retention ponds has sat idle.  This improved area has been used for storage several times for local construction projects.  Otherwise, the developed site has not been fully utilized.  Putting the idled mill back into mill use is the best use for the property and will fully utilize it.
	Textfield-30: It will provide 20 to 25 full time jobs when full operation is achieved which is a benefit to the community residents and the local economy in Columbia County.  There is a nearby operation that is similar in use to what is being proposed but is primarily a wholesale lumber producer.  The proposed use on the subject property will manufacture a range of wood products for retail, and private label end users in addition to wholesale lumber production similar to what is made at the nearby existing facility.  
	planning objectives for the specific area: 
	Textfield-32: The property was being used for a log yard and chip facility at the time it was zoned to Primary Forest PF80.  It remained in that use up to the year 2017 when it was closed and the chipping portion of the facility was demolished.  Normal upgrades to the existing facility infrastructure were made after the site was zoned PF80.
	transportation to support the proposed use: Millsite
	Textfield-33: The property currently has adequate road, power, water and stormwater services available on site that are necessary for the new mill's operations.  It will not put a burden on any public facilities to restart this new mill operation on the idled property.  No new public services are being proposed at this time other than a power capacity increase.  The Clatskanie PUD has indicated that the proposed power upgrades will not put an undue burden on the PUD.


