
ORDINANCE NO. 921 

AN ORDINANCE AMENDING THE COMPREHENSIVE PLAN MAP AND ZONING MAP, 
APPROVING "OFSTAD SELF-STORAGE" APPLICATIONS FOR SITE DEVELOPMENT REVIEW AND 

SENSITIVE LANDS DEVELOPMENT PERMITS 

WHEREAS, Adam Ofstad filed an application to amend the Comprehensive Plan Map and 
Zoning Map to certain property in the City of Scappoose as well as for Site Development Review 
and Sensitive Lands Development Permits for Floodplain, Wetlands, and Fish and Riparian 
Corridor; and 

WHEREAS, the Planning Commission held a hearing on the consolidated application on 
July 10, 2025 and voted unanimously to recommend that the City Council approve the entire 
consolidated application subject to the Conditions of Approval and findings contained within the 
CPMAl-25, ZCl-25, SLDP 1-25, 2-25, 3-25 Planning Commission staff report dated July 3, 2025; 
and 

WHEREAS, the City Council held a hearing on the consolidated application on August 4, 
2025, now therefore, 

THE CITY OF SCAPPOOSE ORDAINS AS FOLLOWS: 

Section 1. The property described as Columbia County Assessor Tax Lot 3201-C0-02701 is 
hereby redesignated from Industrial (I) to Commercial (C) on the Comprehensive Plan Map. The 
City Planner is directed to conform the Comprehensive Plan Map to the provisions of this 
Ordinance. 

Section 2. The property described as Columbia County Assessor Tax Lot 3201-C0-02701 is 
hereby rezoned from Light Industrial (LI) to Expanded Commercial {EC) on the Zoning Map. The 
City Planner is directed to conform the Zoning Map to the provisions of this Ordinance. 

Section 3. In support of the proposed Comprehensive Plan Map Amendment; Zone Change; 
Site Development Review; and Sensitive Lands Development Permits for Flooding, Wetlands, and 
Fish and Riparian Corridor Overlay, the City Council hereby adopts the recommendations of the 
Scappoose Planning Commission, and the findings outlined in the Planning Commission staff 
report attached as Exhibit B, attached hereto and incorporated herein. 

Section 4. The Comprehensive Plan Map Amendment; Zone Change; Site Development 
Review; and Sensitive Lands Development Permits for Flooding, Wetlands, and Fish and Riparian 
Corridor Overlay are hereby approved, subject to the Conditions of Approval outlined in the 
Planning Commission staff report attached as Exhibit B, attached hereto and incorporated 
herein. 

Section 5. This Ordinance is effective 30 days after passage if not appealed. If appealed, this 
Ordinance is effective upon the resolution of all appeals. 



PASSED AND ADOPTED by the City Council this 18th day of August, 2025, and signed by the Mayor 

and City Recorder in authentication of its passage. 

First Reading: August 4, 2025 
Second Reading: August 18, 2025 

CITY OF SCAPPOOSE, OREGON 

~~ 
Joseph A. Backus, Mayor 
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CITY OF SCAPPOOSE 
PLANNING COMMISSION STAFF REPORT 

July 3, 2025 

Request: Approval of a consolidated application for a Comprehensive Plan Map 
Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light 
Industrial to Expanded Commercial; Site Development Review to allow for 
construction of a mini-storage facility with a caretaker dwelling as well as 
improvements to various site amenities; and three Sensitive Lands Development 
Permits to allow for certain components of this development proposal to partially 
occur in the regulated floodplain, wetlands, and fish and riparian corridor overlay. 

Location: 

Applicant: 

Owner(s): 

EXHIBITS 

The site is located at 53026 NW Thornton Drive, northwest of the Scappoose­
Vernonia Highway and Columbia River Highway intersection, on property 
described as Columbia County Assessor Map #3201-C0-02701. See Vicinity Map 
(Exhibit 1). 

Adam Ofstad 

Keith E. & Christina L. Settle 

1. Vicinity Map 
A. Comprehensive Plan Map Amendment 

2. Application Forms 
A. Zone Change 
B. Site Development Review 
C. Sensitive Lands-Floodplain Development Permit 
D. Sensitive Lands-Wetlands Development Permit 
E. Sensitive Lands-Fish and Riparian Corridor Overlay Development Permit 

3. Land Use Narrative 
4. Preliminary Development Plans 

A. Cover Sheet (Sheet Gl.0) 
B. General Notes & Legends (Sheet G2.0) 
C. Existing Conditions Plan (Sheet CLO) 
D. Erosion & Sediment Control Plan (Sheet C2.0) 
E. Civil Site Plan (Sheet C3.0) 
F. Enlarged Access Plan (Sheet C3.1} 
G. Unit Type Site Plan (Sheet C3.2) 
H. Overall Grading & Stormwater Plan (Sheet C4.0) 
I. Grading- Cut-Fill Areas (Sheet C4.1) 
J. Utility Plan (Sheet CS.OJ 
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K. Parking & Landscape Plan (Sheet C6.0) 
L. Fire Truck Maneuvering (Sheet C7.0) 
M. Illumination Plan (Sheet C8.0) 
N. ESC [Erosion Sediment Control] Details (Sheet Dl.0) 
0. City Standard Details (Sheet D2.0) 
P. Standard Details (Sheet D2.1} 
Q. Standard Details (Sheet D2.2) 
R. Civil Details (Sheet D3.0} 
S. Civil Details (Sheet D3. l) 
T. Swale Details (Sheet D4.0) 

July 3, 2025 

5. Preliminary Stormwater Report from Lower Columbia Engineering, dated March 20251 

6. Transportation Impact Study Letter from Kittleson & Associates, dated March 9, 2025 
7. Transportation Planning Rule Evaluation from DKS Associates, dated March 21, 20252 

8. Cut/Fill Balance Memorandum from Lower Columbia Engineering, dated April 2, 2025 
9. Wetland Delineation Report for Alder Creek from Oregon Department of State Lands, dated 

February 14, 2024 
10. Referral comment from Columbia River PUD, dated June 4, 2025 
11. Referral comment from Oregon Department of Fish and Wildlife, dated June 6, 2025 
12. Referral comment from Oregon Department of Transportation, dated June 10, 2025 
13. Referral comment from Columbia County Building Official, dated June 12, 2025 
14. Referral comment from Columbia County Public Works, dated June 13, 2025 
15. Referral comment from Columbia County Department of General Services, dated June 16, 

2025 
16. Referral comment from City of Scappoose Public Works Director, dated June 17, 2025 
17. Referral comment from Scappoose Rural Fire Protection District, dated July 2, 2025 

SUBJECT SITE 

• The subject site is a semi-developed 9.39-acre parcel of land with an existing building, gravel 
parking lot, paved private road, and landscaping (see Exhibit 4C). The building and parking lot 
is currently used by OXBO Mega Transport Solutions, a heavy transport and rigging service, 
for office space and equipment storage. Alder Creek runs along the northern edge of the site 
and South Scappoose Creek runs along the eastern edge of the site. The site does not have 
direct access to a public right-of-way; however, there are a series of existing access and 
maintenance easements on the subject site and adjacent properties that collectively allow 
access to these parcels. 

• North of the subject site (west to east) is a vacant parcel and a mostly vacant parcel with two 
buildings that used to serve as the Oregon Meat Company site. East of the subject site is 
Columbia River Highway; however, the subject site has no direct access to it. South of the 
subject site (west to east) is the Crown Z Trail and PAD Heavy Diesel & Commercial Tire. South 

1 Note: Appendices available to any interested parties upon request. 
2 Note: Pages not applicable to subject site were extracted for this exhibit. Entire document available upon request. 
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beyond the Crown ZTrail is Scappoose-Vernonia Highway, which the subject site has no direct 
access to. West of the subject site is Dan's Auto Body. 

• The subject site, one of the parcels to the north, the site to the west, and a portion of the 
Crown Z Trail parcel are zoned Light Industrial (LI) and are designated as Industrial on the 
Comprehensive Plan Map. The other site to the north (east of the other) is outside of City 
limits, within the urban growth boundary (UGB), zoned Light Industrial (M-2) by Columbia 
County, and designated as Industrial on the Scappoose Comprehensive Plan Map. The site to 
the east is outside City limits, within the UGB, zoned Heavy Industrial (M-1) by Columbia 
County, and designated as Industrial on the Scappoose Comprehensive Plan Map. A portion 
of the Crown Z Trail and the residential neighborhood to the south of the subject site are 
zoned Manufactured Housing Residential (MH) and designated as Manufactured Home (MH) 
on the Comprehensive Plan Map. Part of the applicant's proposal includes requests for a 
Comprehensive Plan Map Amendment (CPMA) and Zone Change (ZC) of the subject site. 

• Portions of the subject site are located within the Special Flood Hazard Area (commonly 
referred to as the 100-year floodplain), 50-foot wetland buffer, and the 50-foot riparian 
corridor boundary (see Exhibit 4C). There are no steep slopes on the site (see Exhibit 4C). 

OBSERVATIONS 

COMPREHENSIVE PLAN MAP AMENDMENT/ZONE CHANGE 
• The subject site is currently zoned LI and designated as Industrial on the Comprehensive Plan 

Map. Section 17.70.040, which governs conditional uses in the LI zone allows mini-storage 
facilities with or without a caretaker dwelling but limits the facility size to 3 acres. The 
applicant desires the proposed mini-storage facility to be greater than 3 acres so they are 
proposing an amendment to the Comprehensive Plan Map that would redesignate the 
subject site from Industrial to Commercial (see Exhibit lA) as well as a Zone Change that 
would change the zoning from Light Industrial to Expanded Commercial (EC) (see Exhibit 2A). 

• The adopted 2011 Economic Opportunities Analysis (EOA)3 indicated a need for 269 gross 
(including rights-of-way, utilities, etc.) acres of industrial land over the 2010-2030 planning 
horizon. A UGB expansion to address this deficit has occurred since then and the East Airport 
Annexation was approved in 2017, which brought in 343 acres of land zoned Public Use 
Airport (PUA), the majority of which has an East Airport Employment (EAE) overlay that is 
intended to provide sites that can support light industrial uses. Therefore, the City has a 
surplus of industrial land, as supported by the unadopted 2023-2043 EOA in final draft form, 
which is expected to be adopted in fall 2025. According to the 2011 EOA4, the City has a 104 
gross acre deficit of commercial land that has not been addressed by a UGB expansion. Seeing 
that there is a surplus of industrial land and a deficit of commercial land, the proposed 
redesignation from Industrial to Commercial is consistent with the City's desire to balance 
various types of economic land need. 

• Provided the CPMA is approved, the Commercial designation would support the Zone Change 

3 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
4 City of Scappoose1 Economic Opportunities Analysis, 2011, page 3. 
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• The CPMA and ZC must be approved in order for the SDR to be approved as proposed since 
the LI zone only allows for mini-storage facilities to be up to 3 acres and the applicant's 
proposed facility exceeds 3 acres (see Exhibit 4E). 

SITE DEVELOPMENT 

• The applicant is requesting approval of Site Development Review to allow for construction of 
a mini-storage facility with a caretaker dwelling as well as improvements to various site 
amenities (see Exhibits 2B & 4E). 

• Assuming approval of the requested CPMA and ZC, the proposed design meets all site 
development requirements related to visual clearance, the EC zone, sensitive lands, buffering 
& screening, off-street parking, and utilities as described throughout the findings. 

SENSTIVE LANDS DEVELOPMENT 

• The applicant is proposing the establishment of Buildings A, B, and J; asphalt paving; and two 
stormwater swales partially within the 100-year floodplain (see Exhibit 4E). The applicant is 
proposing to comply with all required mitigation measures for floodplain development 
including constructing storage buildings with materials and methods that are resistant to 
flood damage, installing watertight underground utility lines, anchoring buildings, elevating 
structures at least 1 foot above the base flood elevation, and maintaining a cut/fill balance 
(see Exhibits 3, pp. 18-21 & 9). A Sensitive Lands-Floodplain Development Permit (Exhibit 
2C) has been applied for and the applicant will be subject to the regulations of Chapter 17.84. 

• The applicant is proposing the establishment of a stormwater swale and the installation of 
various utility lines within the SO-foot wetland buffer (see Exhibits 4H & 4J). The applicant is 
proposing to establish a sediment fence around the wetlands for erosion protection during 
construction (see Exhibit 40). A Sensitive Lands-Wetlands Development Permit (Exhibit 2D) 
has been applied for and the applicant will be subject to the regulations of Chapter 17.85. 

• The applicant is proposing the establishment of a stormwater swale within the SO-foot 
riparian corridor boundary (see Exhibit 4H). The applicant completed an analysis indicating 
that the proposed stormwater swale occupies only 4.4% of the site's total riparian buffer zone 
(see Exhibit 3, p. 26). Staff finds this to be minimally intrusive to the riparian buffer zone. The 
applicant stated in their Narrative (Exhibit 3, p. 27) that some non-native vegetation will be 
removed to install the stormwater swale and that it will be revegetated with native species. 
A Sensitive Lands-Fish and Riparian Corridor Overlay Development Permit (Exhibit 2E) has 
been applied for and the applicant will be subject to the regulations of Chapter 17.89. 

CONSOLIDATED LAND USE APPLICATIONS 

• The applicant is requesting approval of six land use applications: Comprehensive Plan Map 
Amendment, Zone Change, Site Development Review, and three Sensitive Lands 
Development Permits (Floodplain, Wetlands, and Fish and Riparian Corridor Overlay). The 
applicant requested that these applications be processed as a consolidated application. 

• On their own, these application types would have three different approval authorities with 
SLDP being reviewed by the Planner, SDR being reviewed by the Planning Commission, and 
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CPMA and ZC being reviewed by the City Council. However, since the applicant submitted a 
consolidated application, the entire consolidated application will be reviewed for approval by 
the City Council, as the highest approval authority. 

• Approving SDR is a limited land use decision subject to Chapter 17.164 and Oregon Revised 
Statutes (ORS) 197.195. Approving the other application types are quasi-judicial decisions 
subject to Chapter 17.162. The consolidated application will be processed as a quasi-judicial 
decision since it provides more opportunities for public participation and the procedures for 
quasi-judicial decisions necessitate public hearings, which are not allowed in limited land use 
decisions. 

RIGHT-OF-WAY/PUBLIC IMPROVEMENTS 
• The subject site has frontage on but no direct access from Columbia River Highway (see 

Exhibit 4C). Access to the subject site is currently gained indirectly from Scappoose-Vernonia 
Highway; however, the subject site has no direct frontage on this street (see Exhibit 4C). 
Instead, visitors enter and exit across the Crown Z Trail and a portion of a neighboring 
property, Tax Lot (TL) 1800, to the west of the subject site (see Exhibit 4C). 

• Since the subject site has no direct frontage on Scappoose-Vernonia Highway, the applicant 
will not be required to perform frontage improvements on Scappoose-Vernonia Highway. 

• Although the applicant has frontage on Columbia River Highway, street improvements are 
not called for in the City's 2016 Transportation System Plan (TSP) or the applicant's 
Transportation Impact Study (TIS) letter (Exhibit 6) on this portion of Columbia River Highway. 
Therefore, the applicant will not be required to perform frontage improvements on Columbia 
River Highway. 

VEHICULAR ACCESS/OFF-STREET PARKING 
• The applicant is proposing to install a 26-foot-wide driveway entrance and drive aisle from 

Scappoose-Vernonia Highway, through the Crown Z Trail and TL 1800, to the proposed mini­
storage facility (see Exhibit 4F). The applicant will be required by the recommended 
Conditions of Approval to establish reciprocal access easements between the subject site, TL 
1800, and the Crown ZTrail. The applicant is proposing to install a sliding entry gate along the 
drive aisle past the parking lot for security purposes (see Exhibit 4F). 

• Section 17.106.030(D)(3) requires 1 vehicular parking space for every 200 square feet of gross 
office floor area for a mini-storage facility plus 2 spaces for a caretaker residence. The new 
office is proposed to be 500 square feet and there will be a caretaker residence (see Exhibit 
3, p. 5), requiring a total of 5 parking spaces. The applicant is proposing to provide 5 parking 
spaces (see Exhibit 4K), meeting the minimum requirement. 

• Commercial uses require the provision of 2 bicycle spaces per primary use or 1 for every 5 
required vehicular spaces, whichever is greater. Based on vehicular parking requirements, 
the applicant would need to provide capacity for 2 bicycles. The applicant has requested an 
exemption from this requirement because patrons of storage facilities typically transport 
items that are too large to be carried on a bicycle, making the installation of bicycle parking 
less worthwhile. Staff support this request for the reasons the applicant presents. However, 
if bicycle parking is required by City Council, the applicant has located a staple steel bicycle 
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rack with capacity to secure 2 bicycles to the south of the onsite pedestrian path and to the 
east of the trash enclosure {see Exhibit 4F). 

TRAFFIC GENERATION 

• The applicant submitted a TIS letter {Exhibit 6), which includes trip generation estimates, a 
safety analysis, and various operational analyses. 

• The Study projects that the proposed development would generate 76 weekday daily trips, 
including 5 morning peak hour trips and 7 evening peak hour trips {see Exhibit 6, p. 1). 

• The applicant's TIS provides an analysis of the Crown Z Trail's intersection with the subject 
site's access point {see Exhibit 6, p. 3). The traffic engineer supports and has deemed 
adequate the applicant's proposed measures of awareness and protection, which includes 
signage and a striped crosswalk {see Exhibit 4F). 

• The TIS concluded that the existing driveway can accommodate the traffic generated by the 
proposed development and continue to be shared with the adjacent property {see Exhibit 6, 
p. 3). Additionally, the Study found that there is sufficient sight distance at the driveway, 
there is no crash history attributed to the driveway, the driveway meets access spacing 
standards, and the driveway design accounts for the Crown Z Trail. Therefore, no additional 
analysis and no off-site mitigations are recommended. 

• As part of the City's SO-Year Plan long-range planning project, the City is proposing to rezone 
and redesignate several parcels within the UGB, including the subject site. The applicant 
desired to have the redesignation and rezone to their property completed on their 
application timeline rather than the City's project timeline, which is why the CPMA and ZC 
are included in the applicant's request. The City completed a Transportation Planning Rule 
{TPR) analysis {Exhibit 7) for all impacted parcels, including the applicant's parcel, described 
in the Analysis as TL 2701. Commercial zoning and land uses tend to generate more trips than 
industrial zoning and land uses. The adopted 2016 TSP anticipated the subject site to have 
industrial zoning and uses and so the TSP's assumption of the trips associated with this site 
reflects that. To account for this, the TPR analysis recommends enacting a trip cap of 999 
daily trips to the site (see Exhibit 7, p. 16). The TPR analysis, including the trip cap, has been 
vetted and acknowledged by ODOT as being a valid method of mitigation. The applicant has 
accepted the 999 daily trip cap (see Exhibit 3, p. 15) and it will be applied in the recommended 
Conditions of Approval. Given that the proposed development is anticipated to generate 76 
daily weekday trips {see Exhibit 6, p. 1), the proposed trip cap will not inhibit the proposed 
development. 

UTILITIES 

• There is currently a public 8-inch polyvinyl chloride {PVC) sewer main in Scappoose-Vernonia 
Highway. The applicant proposes to connect the new office and caretaker dwelling buildings 
to the main with a new 4-inch PVC lateral {see Exhibit 4J). The lateral will connect to the 
existing manhole on the southern border of TL 1800 (see Exhibit 4J). The applicant is 
proposing to negotiate and establish a utility easement agreement with impacted property 
owners for any utility lines that run through multiple properties (see Exhibit 4J). 

• The applicant is proposing to install catch basins throughout the site to collect stormwater 
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generated onsite, which will then be conveyed to a new stormwater detention swale to the 
north of the paved area and another to the southeast of the paved area (see Exhibits 4H & 5, 
p. 4). The swales are proposed to be 4 feet deep and will treat and detain the stormwater 
generated by the development up to and including a 25-year storm event (see Exhibit 5, p. 

4). 
• There is an existing 8-inch C900 water main in Scappoose-Vernonia Highway with a 

perpendicular 2-inch PVC lateral running towards the subject site (see Exhibit 4J). From the 
meter, the applicant is proposing to extend the lateral north and then east to serve the new 
office and caretaker dwelling (see Exhibit 4J). Where the lateral breaks east to serve the 
proposed development, the applicant has proposed for the line to continue northward to 
serve another property (see Exhibit 4J). However, the City of Scappoose Public Works 
Director's referral comment (Exhibit 17) and the recommended Conditions of Approval 
require that each property be serviced by its own meter. The applicant is proposing to 
negotiate and establish a utility easement agreement with impacted property owners for any 
utility lines that run through multiple properties (see Exhibit 4J). 

LANDSCAPING, BUFFERING, AND SCREENING 
• The proposed commercial use would directly abut a public use to its south. Buffering and 

screening are required where the subject site abuts public uses. The applicant is proposing 
buffering and screening where required (see Exhibit 4K). 

• Street trees will not be required since the subject site does not abut a public street (see 
Exhibit 4C). 

PUBLIC AND PRIVATE AGENCIES 
• The City of Scappoose City Manager, Public Works Director, and Chief of Police; Columbia 

County Building Official, Public Works Director, and General Services Director; Oregon 
Department of Land Conservation and Development (DLCD), Department of Transportation 
(ODOT), Department of State Lands (DSL), and Department of Fish and Wildlife (ODFW); 
Scappoose Rural Fire Protection District; and Columbia River PUD have been provided an 
opportunity to review and comment on the proposal. The City Engineer's comments are 
incorporated throughout this report. 

• The Columbia River PUD provided a referral comment (Exhibit 10) stating that they have 
reviewed the application and have no objection to its approval as submitted. 

• ODFW provided a referral comment (Exhibit 11) stating that they have reviewed the 
application and have no objection to its approval as submitted. Additionally, however, they 
provided the following suggestions from their habitat biologist: 

o Consider adding diversity to the list of native sedges and rushes. Sawbeak sedge 
(Carex stipata) and Common spike-rush (Eleocharis palustris) would be good options. 

o Consider adding some pieces of woody debris in the bottom and banks of the swales. 
Douglas spirea {Spiraea douglasii) shrubs could be used in any remaining areas that 
have bare soil or if more hedgerows are desired near the wetlands. This species is 
most often in wet soils, but it is drought tolerant. 

Since these comments from ODFW are deliberately not requirements, they are not included 
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in the recommended Conditions of Approval. Staff has made the applicant aware of these 
suggestions and the applicant may incorporate them during development. 

• ODOT provided a referral comment (Exhibit 12) stating that they have reviewed the 
application and have no objection to its approval as submitted. Additionally, however, they 
provided the following comments of note: 

o The development description includes a "caretaker residence." While it would be 
appropriate to include a single-family dwelling unit in the trip generation, the 
associated trips would be relatively low and have no impact on the overall conclusions 
of the memo. 

o ODOT maintains jurisdiction of the Lower Columbia River Highway No. 92 (US 30) and 
ODOT approval shall be required for all proposed mitigation measures to this facility. 

o No mitigation measures have been proposed. This conclusion appears reasonable for 
this proposed development. 

o This traffic impact study has been, for the most part, prepared in accordance with 
ODOT analysis procedures and methodologies. No further analysis work should be 
required. 

The City completed the TPR analysis as part of the SO-Year Plan in coordination with ODOT 
prior to the review of this land use proposal. As part of that review, ODOT vetted and 
acknowledged the trip cap method as a valid mechanism for mitigating the possible increase 
in trips due to the site being redesignated from Industrial to Commercial. 

• The Columbia County Building Official provided a referral comment (Exhibit 13) stating that 
all buildings must meet current codes and that the owner must obtain all building, electrical, 
plumbing, and mechanical permits. These requirements will be ensured by the recommended 
Conditions of Approval. 

• The Columbia County Public Works Department provided a referral comment (Exhibit 14) 
issuing requirements related to permitting, street improvements, the existing culvert, 
stormwater management, and the intersection with Crown Z Trail. The applicable 
requirements have been included in the recommended Conditions of Approval. 

• The Columbia County General Services Department provided a referral comment (Exhibit 15) 
requiring a reciprocal access easement be established for the site's access through the Crown 
Z Trail, utility installation and restoration, and crosswalk striping. The applicable 
requirements have been included in the recommended Conditions of Approval. 

• The City of Scappoose Public Works Director provided a referral comment (Exhibit 16) stating 
that they have no objection to the application, provided that it meets the applicable approval 
criteria. Their comment also issued requirements that the vault for the fire water system be 
located near the proposed water meter location, the metered service only serve one (the 
subject) site, and that the force main termination at the downstream manhole meet the 
applicable standards. These requirements have been included in the recommended 
Conditions of Approval. 

• The Scappoose Rural Fire Protection District provided a referral comment (Exhibit 17) related 
to hydrants, access, addressing, and applicable Fire Code standards. All applicable standards 
and requirements will be included and enforced by the recommended Conditions of 
Approval. 
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• Notice of the application and quasi-judicial hearing was mailed to property owners within 300 
feet of the subject site on June 30, 2025, posted in the June 27, 2025 edition of the Columbia 
County Spotlight, and posted on the subject site in accordance with Chapter 17.162. As of the 
date of this report, no public comments were submitted. 

FINDINGS OF FACT 

The following sections of the Scappoose Municipal Code, Scappoose Development Code, 
Scappoose Comprehensive Plan, Oregon Administrative Rules, and Oregon Statewide Planning 
Goals are applicable to this request: 

Chapter 12.10 
VISUAL CLEARANCE AREAS 

12.10.020 Visual clearance-Required 
A. A visual clearance area shall be maintained an the corners of all property adjacent to an 
unregulated intersection of two streets, a street and a railroad, or a driveway providing access to 
a public or private street. 

Finding: The subject site does not front a public street, nor is the site at a corner of two streets 
(see Exhibit 4C). The applicant is proposing to install a driveway entrance and drive aisle from 
Scappoose-Vernonia Highway, through the Crown Z Trail and TL 1800, and to the proposed mini­
storage facility (see Exhibit 4F). Visual clearance will be required to be maintained on both sides 
of the driveway at the Crown Z Trail and Scappoose-Vernonia Highway intersection. Section 
12.10.020(A) is satisfied. 

B. A visual clearance area shall contain no vehicle, recreational vehicle, watercraft, parts designed 
to be affixed to a vehicle of any type, hedge, planting, fence, wall structure, sign, or temporary or 
permanent obstruction that would impede visibility between a height of three feet and ten feet 
above the center line grades of the intersecting streets or railroad. 

Finding: The visual clearance areas (VCA) do not contain any of the items listed above (see Exhibit 
4F). Section 12.10.020(8) is satisfied. 

C. Where the crest of a hill or vertical curve conditions contribute to the obstruction of visual 
clearance areas at a street, driveway or railroad intersection, hedges, plantings, fences, walls, 
wall structures and temporary or permanent obstructions shall be further reduced in height or 
eliminated to comply with the intent of the required visual clearance area. 

Finding: The area of the driveway has negligible slopes in terms of their impact on visual 
clearance (see Exhibit 4H). Without any slopes causing a visual clearance hazard, stricter visual 
clearance requirements will not be established. Section 12.10.020(() is satisfied. 
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D. The preceding provisions shall not apply to the following: 
{ ... } 

Finding: The VCAs are free of any objects that could impede visual clearance (see Exhibit 4F). 

Therefore, no exemptions are necessary to satisfy the requirements of this chapter. Section 
12.10.020(D) is satisfied. 

12.10.030 Visual clearance area dimensions 
A visual clearance area shall consist of a triangular area, two sides of which are lot lines for 
distances specified in this section, or, where the lot lines have rounded corners, the lot lines 
extended in a straight line to a point of intersection and so measured, and the third side of which 
is a line across the corner of the lot joining the nonintersecting ends of the other two sides. The 
following measurements shall establish the visual clearance areas: 

A. Street and Railroad Intersections (see also Figure 12.10.1}: 
[ ... ] 
8. Driveway Intersections (see also Figure 12.10.2): 

1. Commercial, Industrial, Institutional, and Multi-Family Developments. Service 
drives to public or private streets shall have a minimum visual clearance area 
formed by the intersection of the edges of the service drive, the street right-of-way 
line, and a straight line joining said lines through paints twenty feet from their 
intersection. No off-street parking shall be located in a service drive visual 
clearance area. 
2. Single-Family and Two-Family Developments. Driveways to public or private 
streets shall have a minimum visual clearance area formed by the intersection of 
the edges of the driveway, the street right-of-way line, and a straight line joining 
said lines through points ten feet from their intersection. No off-street parking area 
shall be located in a driveway visual clearance area. 

Figure 12.10.2. Visual Clearance Areas for Driveways 

COMMERCIAL DRIVEWAY 
Visual Clearance Area for 
Commercial, Industrial, 
lnsmutional, and 
Mulli-Family Driveways 

Dril1eway 

RESIDENTIAL DRIVEWAY 
Visual Clearance Areas for 
Single-Family & Two-Family 
Residential Driveways 

~ Visual Clearance Area for Commercial, lndustrlal, 
Institutional, and Mu111-Famlly Driveways 

~ Visual Clearance Area for Single-Family & Two-Family Residential Driveways 
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Finding: Both sides of the driveway conform to the 20-foot visual clearance standards for 
commercial driveways (see Exhibit 4F). Additionally, pedestrians using the Crown Z Trail have 
adequate visual clearance of oncoming ingress and egress. Section 12.10.030 is satisfied. 

Chapter 17.22 
AMENDMENTS TO THE TITLE, COMPREHENSIVE PLAN, AND MAPS 

17.22.040 Approval criteria. 
Planning commission review and recommendation, and Council approval, of an ordinance 
amending the comprehensive plan, the zoning map, or this title shall be based on the following 
criteria: 
A. If the proposal involves an amendment to the comprehensive plan, the amendment is 
consistent with the Statewide Planning Goals and relevant Oregon Revised Statutes and 
Administrative Rules; 
B. The proposal is consistent with the comprehensive plan (although the comprehensive plan may 
be amended concurrently with proposed changes in zoning or this title), the standards of this title, 
or other applicable implementing ordinances; 

Finding: The proposed amendment to the Comprehensive Plan Map is consistent with the 
applicable Oregon Statewide Planning Goals, ORS, Comprehensive Plan, and Development Code. 
Detailed findings to these policies are found in the applicable sections of this staff report. Section 
17.22.040(A-Bl is satisfied. 

C. The change will not adversely affect the health, safety, and welfare of the community; 

Finding: The applicant is requesting that the subject site be redesignated on the Comprehensive 
Plan Map from Industrial to Commercial and rezoned on the zoning map from LI to EC (see Exhibit 
2A). Chapter 17.68 and other applicable requirements will ensure that development in the EC 
zone will not have negative impacts on the health, safety, and general welfare of the community. 

Section 17.22.040(() is satisfied. 

D. The proposal either responds to changes in the community or it corrects a mistake or 
inconsistency in the comprehensive pion, the zoning map, or this title; and 

Finding: The applicant is requesting that the subject site be redesignated on the Comprehensive 
Plan Map from Industrial to Commercial and rezoned on the zoning map from LI to EC (see Exhibit 
2A). The proposal responds to changes in land need in Scappoose since the 2011 EOA was 
adopted. The adopted 2011 EOA indicated a need for 269 gross (including rights-of-way, utilities, 
etc.) acres of industrial land over the 2010-2030 planning horizon. A UGB expansion to address 
this deficit has occurred since then and the East Airport Annexation was approved in 2017, which 
brought in 343 acres of land zoned PUA, the majority of which has an EAE overlay that is intended 
to provide sites that can support light industrial uses. Therefore, the City has a surplus of 
industrial land, as supported by the unadopted 2023-2043 EOA in final draft form, which is 
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Finding: The proposal conforms to Section 17.22.050, as discussed in the staff report finding to 
OAR 660-012-0060. Section 17.22.040(A) is satisfied. 

17.22.050 Transportation planning rule compliance. 
Proposals to amend the comprehensive plan or zoning map shall be reviewed to determine 
whether they significantly affect a transportation facility pursuant to Oregon Administrative Rule 
(OAR) 660-012-0060 (Transportation Planning Rule - TPR}. Where the City, in consultation with 
the applicable roadway authority, finds that a proposed amendment would have a significant 
effect on a transportation facility, the City shall work with the roadway authority and the 
applicant to modify the request or mitigate the impacts in accordance with the TPR and applicable 
law. 

Finding: The applicant has accepted a trip cap of 999 daily trips (see Exhibit 3, p. 15). More 
detailed findings to the TPR can be found in the staff report response to OAR 660-012-0060. 
Section 17.22.050 is satisfied. 

Chapter 17.68 
EC EXPANDED COMMERCIAL 

17 68 030 Permitted and Conditional uses 
Use 

[ ... } [ ... ] 
Mini-storage with or without caretaker dwelling Permitted outright1 

[ ... ] [ ... } 
1 In the expanded commercial zone, except as specifically stated, activities shall be conducted 
within an enclosed building or structure and are subject to Chapter 17.120, Site Development 
Review. Only these uses and their accessory uses are permitted outright. 
[ .. .] 

Finding: The applicant is proposing to construct a mini-storage facility with a caretaker dwelling 
and office (see Exhibit 2B), which is outright permitted in the EC zone. The applicant has applied 
for Site Development Review (see Exhibit 2B) and will be subject to the standards of Chapter 
17.120. Section 17.68.030 is satisfied. 

17 68 050 Dimensional reauirements-Commercial and mixed-use buildinas 
Dimensional Requirements Requirement' 

Minimum lot size Ten thousand square feet 
Minimum lot width One hundred feet 
Minimum setback 



CPMA 1-25; ZC 1-25: SDR 1-25; SLDP 1-25, 2-25, 3-25 
Ofstad Self Storage 

July 3, 2025 

Front Yard Shall be minimum of ten feet and shall be landscaped per 
17.100.090 

Corner lats and through The minimum setback for the side facing the street shall be 

lots twenty feet 
Side or rear yard None required except thirty feet shall be required where 

abutting a residential zoning district and the planning 
commission may reduce the required yard setback by fifty 
percent pursuant to Chapter 17.100, Landscaping, 

Screening and Fencing. 

Maximum height No commercial building shall exceed fifty feet in height. 
A mixed-use building shall not exceed sixty feet in height. 
Within fifty feet of a residential zone, no building shall 
exceed thirty-five feet in height. 

Maximum lot coverage The maximum lot coverage shall be ninety percent 
including all buildings and impervious surfaces 

Finding: The applicant has submitted a Civil Site Plan (Exhibit 4E) to demonstrate compliance 
with the dimensional requirements above. See table below for staff findings on each dimensional 
requirement: 

Category Proposed 

Lot size 9.39 acres 

Lot width 456.66 feet 

Setback 
Front Yard 10 feet 
Corner lots and through 

N/A 
lots 
Side or rear yard 

Height 
Lot coverage 

Section 17.68.050 is satisfied. 

17.84.030 General provisions. 

33 feet (lowest) 
25 feet (highest) 
48.4% 

Chapter 17.84 
SENSITIVE LANDS-FLOODING 

Determination 

Satisfied 
Satisfied 

Satisfied 

N/A 

Satisfied 
Satisfied 
Satisfied 

A. This chapter shall apply to all special flood hazard areas (Zones A, AE, AO) within the jurisdiction 

of the city. 
B. The areas of special flood hazard identified by the Federal Insurance Administration in a 
scientific and engineering report entitled the "Flood Insurance Study for Columbia County, Oregon 
and Incorporated Areas," effective November 26, 2010, with accompanying Flood Insurance Rate 
Maps, is adopted by reference and declared to be a part of this chapter. The Flood Insurance Study 
is on file at the Planning Department. 
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Finding: Portions of the subject site are within the AE flood zone, as can be seen in the Existing 
Conditions Plan (Exhibit 4C). The applicant is proposing the establishment of Buildings A, B, and 
J; asphalt paving; and two stormwater swales partially within the floodplain (see Exhibit 4E). The 
standards of this chapter apply where the applicant is proposing development activity within the 
floodplain. Section 17.84.030(A-Bl is satisfied. 

C. All new construction and substantial improvements shall be constructed with materials and 
utilize equipment resistant to flood damage. 
D. All new construction and substantial improvements shall be constructed using methods and 
practices that minimize flood damage. 

Finding: The applicant has proposed to construct all storage buildings located partially within the 
floodplain with materials and methods that are resistant to flood damage (see Exhibit 3, p. 18). 
This requirement is enforced in the recommended Conditions of Approval. Section 17.84.030(C­
Q)_ is satisfied. 

E. Electrical, heating, ventilation, plumbing and air-conditioning equipment and other service 
facilities shall be designed and/or otherwise elevated or located so as to prevent water from 
entering or accumulating within the components during conditions of flooding. 
F. All new and replacement water supply systems shall be designed to minimize or eliminate 
infiltration of floodwaters into the system in accordance with the state of Oregon Building Codes 
and Plumbing Code. 

Finding: The applicant is proposing to install two private fire water lines and two stormwater 
lines in the floodplain (see Exhibit 4J). To protect these lines from flood damage, the applicant is 
proposing for them to be watertight or otherwise preventative of floodwater infiltration (see 
Exhibit 3, p. 19). Section 17.84.030(E-Fl is satisfied. 

G. All new construction, all manufactured homes and substantial improvements shall be anchored 
to prevent flotation, collapse and lateral movement of the structure. 

Finding: Buildings A, B, and J are proposed to be constructed partially within the floodplain (see 
Exhibit 4E). The applicant is proposing to anchor these buildings to prevent flotation (see Exhibit 
3, p. 19). Section 17.84.030(Gl is satisfied. 

H. New and replacement sanitary sewerage systems shall be designed to minimize or eliminate 
infiltration of floodwaters into the systems and discharge from the systems into floodwaters. 

Finding: No sewer lines are proposed to be installed in the floodplain (see Exhibit 4J). Section 
17.84.030(Hl is not applicable. 

17.84.040 Permitted Uses. 
[ ... ] 
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B. The following uses shall be permitted in special flood hazard areas and shall require a 
development permit under this Chapter in addition ta any applicable federal, state or county 
permits: 

[ ... ] 
2. Commercial and Industrial zones: Permitted uses of the underlying zone and their 
accessory uses on lots greater than 20,000 square feet where a structure is to be placed 
within an area regulated by this Chapter; 
3. Installation, reconstruction or improvement of underground utilities or roadway 
improvements including sidewalks, curbs, streetlights and driveway aprons; 
4. Minimal ground disturbance(s) but no landform alterations; 
5. Substantial improvements to existing structures; 
6. Community recreation uses such as bicycle and pedestrian paths or athletic fields or 
parks; 
7. Public and private conservation areas for water, soil, open space, forest and wildlife 
resources; and 
8. Public works projects. 

C. A development permit shall be obtained before construction or development begins within any 
area of special flood hazard or drainageway unless specifically allowed in subsection A of this 
section. The permit shall apply to all structures including manufactured homes. 

Finding: The applicant is proposing the establishment of Buildings A, B, and J; asphalt paving; two 
stormwater swales; private fire water lines; and stormwater lines partially within the 100-year 
floodplain (see Exhibit 4E). If the ZC is approved, the property would be zoned EC. The subject 
site is 9.39 acres (see Exhibit 4C), which exceeds the 20,000 square foot requirement. 
Furthermore, mini-storage units are an outright permitted use in the EC zone. The paving is 
considered a minimal ground disturbance since it does not alter the landform. The stormwater 
swales are classified under public works project because the site cannot function safely without 
proper onsite stormwater management, therefore, the swales are necessary to enhance and 
maintain the general public welfare. Poor onsite stormwater management becomes an issue of 
public concern when stormwater drains towards the public right-of-way, or in this specific case, 
the public hiking trail. The City does not have a public stormwater system in this region. The 
stormwater swales will be required to have a public stormwater covenant and maintenance 
agreement recorded since they function as a public system even though they will be privately 
maintained. The fire and stormwater lines are allowed by item #3 above. Based on this finding, 
all proposed development activities in the floodplain are permitted by this section. Section 
17 .84.040 is satisfied. 

17.84.140 Standards. 
A. Anchoring. 

1. All new construction and substantial improvements shall be anchored to prevent 
flotation, collapse and lateral movement of the structure. 
[ ... ] 
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Finding: The applicant is proposing to anchor Buildings A, B, and J (see Exhibit 3, p. 20), which 
are the buildings proposed to be built partially within the floodplain (see Exhibit 4E). Section 
17.84.140(A)(1) is satisfied. 

B. Construction Moteriols and Methods. 
1. All new construction and substantial improvements shall be constructed with materials 
and utility equipment resistant to flood damage. 
2. All new construction and substantial improvements shall be constructed using methods 
and practices that minimize flood damage. 
3. Electrical, heating, ventilation, plumbing and air-conditioning equipment and other 
service facilities shall be designed and/or otherwise elevated or located so as to prevent 
water from entering or accumulating within the components during condition of flooding. 

Finding: The applicant has proposed to construct all storage buildings partially within the 
floodplain with materials and methods that are resistant to flood damage (see Exhibit 3, p. 20). 
Section 17.84.140/B) is satisfied. 

C. Utilities. 

[ ... ] 

1. All new and replacement water supply systems shall be designed to eliminate infiltration 
of floodwaters into the system. 
2. New and replacement sanitary sewerage systems shall be designed to eliminate 
infiltration of floodwaters into the systems and discharge from the systems into 
floodwaters. 
3. Onsite waste disposal systems shall be located to avoid impairment to them or 
contamination from them during flooding, consistent with Oregon Department of 
Environmental Quality standards. 

Finding: The applicant is proposing to install two private fire water lines and two stormwater 
lines partially within the floodplain (see Exhibit 4J). To protect these lines from flood damage, 
the applicant is proposing for them to be watertight or otherwise preventative of floodwater 
infiltration (see Exhibit 3, p. 20). Section 17.84.140(() is satisfied. 

F. New construction and substantial improvement of any commercial, industrial or other 
nonresidential structure shall either have the lowest floor, including basement, elevated to the 
level one foot or more above the base flood elevation or, together with attendant utility and 
sanitary facilities, shall: 

[ ... ] 
[ ... ] 

Finding: The base flood elevation (BFE) for Building A is 47 feet, Building B is 47.3 feet, and 
Building J is 47.5 feet (see Exhibit 3, p. 21). Each of the three buildings partially within the 
floodplain is proposed to be elevated to a finished floor level (FFE) of 48.5 feet (see Exhibit 4H), 
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which either meets or exceeds the 1-foot requirement. Section 17.84.140(F) is satisfied. 

17.84.170 Regulations pertaining to fill. 
A. No filling operations of any kind shall be allowed in the floodway. 
B. No fill in floodway fringe areas shall be allowed unless the net effect of excavation and filling 
operations ( on-site) constitutes no positive change in fill volume, as certified by a registered 
professional engineer. 
C. Fill shall be allowed under city fill permit procedures in shaded Zone X and shall not be regulated 
by this Chapter. 
D. No structure shall be built nor any excavation grading, nor filling shall be done within the one 
hundred-year flood plain without first meeting the requirements of this chapter regulating 
construction, alteration, repair and moving of buildings. 

Finding: No fill or development activity is proposed within the floodway (see Exhibit 4E). The 
applicant is proposing fill and other development activity in the floodway fringe (see Exhibit 41); 
however, the applicant submitted a Cut/Fill Balance Memorandum (Exhibit 8) that was 
completed by a registered professional engineer and a Grading - Cut-Fill Areas plan sheet (Exhibit 
41) to illustrate where cut and fill are proposed. The Memorandum indicates a fill volume of 750 
cubic yards and a cut volume of 970 cubic yards, which is a net cut of 220 cubic yards and meets 
the standard above. The applicant has applied for a Sensitive Lands-Floodplain Development 
Permit (Exhibit 2C) and all development activity within the floodplain will be subject to Chapter 
17.84. Section 17.84.170 is satisfied. 

17.84.180 Floodwavs. 
[ ... ] 

Finding: No development activity is proposed within the floodway (see Exhibit 4E). Section 
17.84.180 is not applicable. 

17.84.200 Special regulations for development in the Scappoose Creek f/oodwav fringe (Zones A, 
AE, and AO). 
A. Proposed development or substantial improvement in the Scappoose Creek floodway fringe 
shall conform with applicable general and specific standards in Section 17.84.140, and special 
standards in Zone AO {Sections 17.84.190 and 17.84.200}. 

Finding: All proposed development activity in the floodway fringe conforms to the standards of 
Section 17.84.140, as discussed in the staff report findings to this section. Section 17.84.200 is 
satisfied. 

17.84.210 Storage, placement or stockpiling buoyant or hazardous materials in flood hazard 
areas (Zones A, AE, and AO). 
[ ... ] 



CPMA 1-25; ZC 1-25: SDR 1-25; SLDP 1-25, 2-25, 3-25 
Ofstad Self Storage 

July 3, 2025 

Finding: The applicant has stated that no buoyant or hazardous materials will be placed, stored, 
or stockpiled in the floodway or floodway fringe (see Exhibit 3, p. 23). Section 17.84.210 is 
satisfied. 

Chapter 17.85 
SENSITIVE LANDS-WETLANDS 

17.85.030 Applicability of provisions. 
The sensitive lands - wetlands overlay shall apply to the wetlands as shown on the Scappoose 
Local Wetlands Inventory dated December 1998 and adopted within the city comprehensive plan, 
and/or within the most current version of the National Wetland Inventory and within a twenty­
five-foot wetland buffer except as follows: where any portion of a significant wetland is included 
within a riparian corridor per Section 17.89.030(A), the standard distance (fifty feet) to the 
riparian corridor boundary shall be measured from, and include, the upland edge of the wetland. 

Finding: The applicant illustrated a SO-foot wetland buffer from the upland edge of the significant 
wetland, Wetland A, on all submitted plan sheets (Exhibits 4A-4T). Section 17.85.030 is satisfied. 

17.85.040 Activities within a sensitive lands - wetlands over/av. 
A. The following uses are outright permitted uses within wetland areas, and do not require a 
sensitive lands development permit - wetlands overlay: 

1. Public and private conservation areas for water, soil, open space, forest and wildlife 
resources; 
2. Removal of non-native vegetation including poison oak, tansy ragwort, blackberry or 
other noxious vegetation; and 
3. Maintenance or repair of existing structures or improvements (including asphalt or 
concrete drives) that do not involve a change in size, use or function. 

8. The alteration of a significant wetland by grading, excavation, placement of fill, or vegetation 
removal subject to review under Section 17.85.090. Any proposed alteration outside of a 
significant wetland but within a wetland buffer requires a sensitive lands development permit -
wetlands overlay. An alteration is a change in the topography or vegetation of a wetland area, as 
regulated by this section, which may affect the functions and values of such features and are 
subject to the permit procedure and standards of this chapter. An alteration includes the following 
activities: 

1. Dredging, filling, excavation or the placement of riprap or a mooring with rock, trees, 
wood, etc.; 
2. The clearing of any native riparian or wetland vegetation with the wetland area, or the 
removal of any native tree within the wetland area which has a diameter of six inches or 
greater at four feet above grade; 
3. Streets, including bridges, when part of an approved future street plan, subdivision plan 
construction, improvement or alteration or city transportation system plan, including the 
installation of underground utilities and construction of roadway improvements including, 
but not limited to, sidewalks, curbs, streetlights, and driveway aprons; 
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7. Driveways or pedestrian paths where necessary to afford access between portions of 
private property that may be bisected by a wetland area and/or buffer; 
8. Water detention, filtration facilities and erosion control improvements such as 
detention ponds, bio-filtration swales or ponds, or bank stabilization measures; 
9. Viewing platforms, boardwalks, and other improvements associated with the provision 
of public access for observation of natural areas/wetland areas; and, 
10. Other development proposals determined by the planner as requiring a sensitive lands 
development permit - wetlands overlay. 

C. Landform alterations or developments other than partitioning and subdividing that are within 
twenty-five feet of wetland areas that are not identified as "Local Wetlands," and that meet the 
jurisdictional requirements and permit criteria of the U.S. Army Corps of Engineers and the 
Division of State Lands, do not require a local sensitive lands development permit - wetlands 
overlay. However, no building permit will be issued for such activity unless all pertinent state and 
federal requirements are met, which the planner shall verify. 

Finding: The applicant is proposing to establish a stormwater swale outside of a significant 
wetland but within the SO-foot wetland buffer (see Exhibit 4H), which is allowed by item #8 
above. There are also three proposed utility lines within the wetland buffer that extend offsite 
to the north for another development (see Exhibit 4J), which is allowed by item #4 and has 
already been permitted by a previous land use decision (local file# SDR3-21, PLA2-21, SLDP (1-
21, 2-21, 3-21)). Section 17.85.040 is satisfied. 

17.85.090 Review standards. 
A. Grading, excavation, placement of fill and vegetation removal within a significant wetland shall 
only be permitted if the proposed alteration meets the following conditions: 

[ ... ] 

Finding: The applicant is not proposing development activity within a significant wetland (see 
Exhibit 4E). Section 17.85.090(A) is not applicable. 

B. The following criteria shall be included in review of any application to which the sensitive lands 
- wetlands overlay is applicable: 

1. Activities within a wetland are subject to the permit requirements of the Oregon Division 
of State Lands (DSL) and the U.S. Army Corps of Engineers. No building permit will be 
issued for development projects within the wetlands overlay unless all pertinent state and 
federal requirements are met. DSL and, as necessary, the U.S. Army Corps of Engineers will 
be notified of any regulated development proposed in a wetland area; 

Finding: DSL was provided a notice of this application and an opportunity to provide comment. 
Section 17.85.090(B)(1) is satisfied. 
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2. Properties that contain wetland areas shall have a wetland determination approved by 
DSL staff before any development permit is issued. If in making this determination DSL 
staff indicate that a ''iurisdictional delineation" study of the boundary is necessary, the 
study shall be completed by the applicant and approved by DSL staff before any building 
permits are issued, including grading permits; 

Finding: The current property owner completed a Wetland Delineation for the subject site, which 
DSL concurred with on February 14, 2024 (Exhibit 9). This delineation was used by the applicant 
for all plans included in this submittal. The Report indicated that the jurisdictional determination 
will last five years after the letter is dated (Exhibit 9, p. 2) so a new one will not be necessary for 
this development. Section 17.85.090(B)(2) is satisfied. 

3. A wetland buffer area shall be established between a wetland and a proposed 
development as condition of development permit approval to achieve the maintenance of 
vegetative cover and the water quality characteristics of the area; 

Finding: Section 17.85.030 establishes a 25-foot buffer from wetlands generally and a SO-foot 
buffer from significant wetlands that are also in the fish and riparian corridor. When this buffer 
is infringed on, the standards of Chapter 17.85 shall apply. Section 17.85.090(B)(3) is satisfied. 

4. The city will not approve a partition or subdivision in a wetland area that proposes to 
create a lot that would not have the ability to obtain a building permit without variance 
approval; 

Finding: The requested development is not a subdivision or partition (see Exhibit 2B). Regardless, 
no buildings are proposed in the wetland buffer (see Exhibit 4E) so no variance will be required 
to issue building permits. Section 17.85.090(B)(4) is satisfied. 

5. Construction sites adjacent to wetlands shall be required to install 
erosion/sedimentation control devices between the land area to be disturbed and the 
wetland. All such devices shall conform to the requirements found within the city public 
works design standards; 

Finding: The applicant is proposing to establish a sediment fence around the wetlands for erosion 
protection during construction (see Exhibit 4D). Section 17.85.090(B)(S) is satisfied. 

6. Developments adjacent to wetlands which have significant impervious surface areas 
will be required to have stormwater detention and filtration facilities as part of their 
approved design. The design of such facilities shall conform to the requirements found 
within the city public works design standards; and 

Finding: The applicant's proposed mini-storage facility includes impervious area (see Exhibit 4E). 
To manage stormwater, the applicant is proposing to install two stormwater swales with one on 
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each side of the development (see Exhibit 4H). Conformance with the Public Works Design 
Standards will be verified during construction document review. Section 17.85.090(8)(6) is 
satisfied. 

7. All proposed alterations are subject to consultation with ODFW and others potentially 
affected by the alteration. Agency recommendations to mitigate for the Joss of wetland 
values and functions may be made conditions of approval of a proposed use. 

Finding: ODFW provided a referral comment {Exhibit 11) stating that they have reviewed the 
application and have no objection to its approval as submitted. Additionally, however, they 
provided the following suggestions from their habitat biologist: "Consider adding diversity to the 
list of native sedges and rushes. Sawbeak sedge {Carex stipata) and Common spike-rush 
(Eleocharis palustris) would be good options. Consider adding some pieces of woody debris in 
the bottom and banks of the swales. Douglas spirea (Spiraea douglasii) shrubs could be used in 
any remaining areas that have bare soil or if more hedgerows are desired near the wetlands. This 
species is most often in wet soils, but it is drought tolerant." Since these comments from ODFW 
are deliberately not requirements, they are not included in the recommended Conditions of 
Approval. Staff has made the applicant aware of these suggestions and the applicant may 
incorporate them during development. Section 17.85.090(8)(7) is satisfied. 

Chapter 17.89 
SENSITIVE LANDS-FISH AND RIPARIAN CORRIDOR OVERLAY 

17.89.040 Activities allowed within the fish and riparian corridor. 
A. The permanent alteration of the riparian corridor by grading or by the placement of structures 
or impervious surfaces is prohibited. However, certain activities may be allowed within the fifty­
foot fish and riparian corridor boundary, provided that any intrusion into the riparian corridor is 
minimized, and no other options or locations are feasible. A sensitive lands development permit -
fish and riparian corridor overlay is necessary to approve the following activities: 

1. Streets, roads, and paths; 
2. Drainage facilities, utilities, and irrigation pumps; 
3. Water-related and water-dependent uses; and 
4. The expansion of existing, or creation of new bank stabilization and flood control 
structures, shall be evaluated by the director and appropriate state natural resource 
agency staff Such alteration of the riparian corridor shall be approved only if Jess-invasive 
or nonstructural methods will not adequately meet the stabilization or flood control needs. 

Finding: The applicant is proposing to establish a stormwater swale in the SO-foot riparian buffer 
(see Exhibit 4H), which is allowed by item #2 above. The applicant has accordingly applied for a 
Sensitive Lands-Fish and Riparian Corridor Overlay Development Permit (Exhibit 2E) and will be 
subject to the standards of Chapter 17.89 for all development activity within the buffer. The 
applicant completed an analysis indicating that the proposed stormwater swale occupies only 
4.4% of the site's total riparian buffer zone (see Exhibit 3, p. 26). Staff finds this to be minimally 
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intrusive to the riparian buffer zone. Section 17.89.040(A) is satisfied. 

B. Removal of riparian vegetation is prohibited, except for: 

[ ... ] 

1. Removal of non-native vegetation and replacement with native plant species. The 
replacement vegetation shall cover, at o minimum, the area from which vegetation was 
removed; 
2. Removal of vegetation necessary for the development of approved water-related or 
water-dependent uses. Vegetation removal shall be kept to the minimum necessary to 
allow the water-dependent or water-related use; and 
3. Trees in danger of foiling and thereby posing o hazard to life or property may be felled, 
following consultation and approval from the community development director (director). 
The director may require these trees, once felled, to be left in place in the riparian corridor. 

Finding: The applicant stated in their Narrative (Exhibit 3, p. 27) that some non-native vegetation 
will be removed to install the stormwater swale and that it will be revegetated with native 
species. Section 17.89.040(Bl is satisfied. 

17.89.090 Review standards. 
The following criteria shall be included in review of any application to which the fish and riparian 
corridor overlay is applicable: 
A. In consultation with o representative of the Oregon Deportment of Fish and Wildlife, the 
planner shall identify which areas of the site ore the most sensitive and susceptible to destruction, 
and which ore the most significant; 
B. After consultation with o representative of the Oregon Deportment of Fish and Wildlife, the 
planner shall analyze what the effect of proposed development will hove on the fish and wildlife, 
hydrology, water quality, and riparian functions; determine if there will be o significantly adverse 
impact on the fish and wildlife resource; and, if the fish and wildlife habitat will be adversely 
impacted, the planner shall investigate if other development proposals could protect the fish and 
riparian corridor and still reasonably allow permitted activities; 
C. The planner may condition the approval of on application to require protection of the habitat, 
or if the project is unable to mitigate habitat degradation, the planner may deny the application. 

Finding: ODFW provided a referral comment (Exhibit 11) stating that they have reviewed the 
application and have no objection to its approval as submitted. Additionally, however, they 
provided the following suggestions from their habitat biologist: "Consider adding diversity to the 
list of native sedges and rushes. Sawbeak sedge (Carex stipata) and Common spike-rush 
(Eleocharis palustris) would be good options. Consider adding some pieces of woody debris in 
the bottom and banks of the swales. Douglas spirea (Spiraea douglasii) shrubs could be used in 
any remaining areas that have bare soil or if more hedgerows are desired near the wetlands. This 
species is most often in wet soils, but it is drought tolerant." Since these comments from ODFW 
are deliberately not requirements, they are not included in the recommended Conditions of 
Approval. Staff has made the applicant aware of these suggestions and the applicant may 
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LANDSCAPING, SCREENING AND FENCING 

17.100.090 Buffering and screening requirements. 
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A. Buffering and screening are required to reduce the impacts on adjacent uses which are of a 
different type. The owner of each proposed development is responsible for the installation and 
effective maintenance of buffering and screening. When different uses abut one another, 
buffering and screening are required. When different uses would be abutting one another except 
for separation by a right-of-way, buffering, but not screening, shall be required. 

Finding: The proposed commercial use would directly abut a public use to the south. Buffering 
and screening will be required where the subject site abuts public uses. Section 17.100.090(A) is 
satisfied. 

B. A buffer consists of an area within a required interior setback adjacent to a property line, having 
a width of ten feet, except where the planning commission requires additional width, and a length 
equal to the length of the property line of the abutting use or uses. 
C. Occupancy of a buffer area shall be limited to utilities, screening, and landscaping. No buildings, 
access ways or parking areas shall be allowed in a buffer area. 
D. The minimum improvements within a buffer area shall include: 

1. One row of trees, or groupings of trees equivalent to one row of trees. At the time of 
planting, these trees shall not be less than ten feet high for deciduous trees and five feet 
high for evergreen trees measured from the ground to the top of the tree after planting. 
Spacing for trees shall be as follows: 

a. Small or narrow stature trees, under twenty-five feet tall or less than sixteen 
feet wide at maturity shall be spaced no further than fifteen feet apart; 
b. Medium sized trees between twenty-five feet to forty feet tall and with sixteen 
feet to thirty-five feet wide branching at maturity shall be spaced no greater than 
twenty-five feet apart; 
c. Large trees, over forty feet tall and with more than thirty-five feet wide 
branching at maturity, shall be spaced no greater than thirty feet apart.2. In 
addition, at least one five-gallon shrub shall be planted for each one hundred 
square feet af required buffer area. 

2. In addition, at least one five-gallon shrub shall be planted for each one hundred square 
feet of required buffer area. 
3. The remaining area shall be planted in groundcover or spread with bark mulch. 

Finding: The applicant submitted a Parking & Landscape Plan (Exhibit 4K), which depicts the 
provision of trees, shrubs, and ground cover throughout the subject site. See table below for staff 
findings on the buffering requirements above: 
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Category Proposed 
Buffer width 10 feet 

Species 
Princeton Sentry Ginkgo 
(medium tree} 

Height upon planting 10 feet 
Spacing 20 feet on center 

Buffer area: ~8,600 sq. ft. 
Shrubs Shrubs required: 86 

Shrubs proposed: 86 
Unplanted area Groundcover Kinnikinnick 

Section 17.100.090(B-D) is satisfied. 
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Determination 

Satisfied 

N/A 

Satisfied 
Satisfied 

Satisfied 

Satisfied 

E. Where screening is required the following standards shall apply in addition ta those required 
for buffering: 

1. A hedge of narrow or broad/ea/ evergreen shrubs shall be planted which will form a 
four-foot continuous screen within two years of planting; or 
2. An earthen berm planted with evergreen plant materials shall be provided which will 
form a continuous screen six feet in height within two years. The unplanted portion of the 
berm shall be planted in lawn, ground cover or bark mulched; or 
3. A five-foot or taller fence or wall shall be constructed to provide a continuous sight 
obscuring screen. Fences and walls shall be constructed of any materials commonly used 
in the construction of fences and walls such as wood or brick, or otherwise acceptable by 
the planner. Corrugated metal is not considered to be acceptable fencing material. Chain 
link fences with slats may qualify as screening when combined with a planting of a 
continuous evergreen hedge; 
4. An evergreen hedge or other dense evergreen landscaping may satisfy a requirement 
for a sight obscuring fence where required. Such hedge or other dense landscaping shall 
be properly maintained and shall be replaced with another hedge, other dense evergreen 
landscaping, or a fence or wall when it ceases to serve the purpose of obscuring view; and 
no hedge shall be grown or maintained at a height greater than that permitted by these 
regulations for a fence or wall when located within a visual clearance area as set forth in 
Chapter 12.10, Visual Clearance Areas 

Finding: The applicant is proposing to install a 6-foot cedar fence along the southern property 
line between the commercial and public uses (see Exhibit 4K}. Section 17.100.090(E) is satisfied. 

F. Buffering and screening provisions shall be superseded by the vision clearance requirements as 
set forth in Chapter 12.10, Visual Clearance Areas. 

Finding: The site entrance, buffering, and screening all take place along the southern property 
line; however, where the 20-foot VCA is required for commercial driveways, the applicant 
discontinues buffering and screening in deference to visual clearance requirements (see Exhibit 
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G. When the use to be screened is downhill from the adjoining zone or use, the prescribed heights 
of required fences, walls or landscape screening shall be measured from the actual grade of the 
adjoining property. 

Finding: The use to be screened (commercial) is downhill from the adjoining use (public) (see 
Exhibit 4H). The new fence will be measured from the grades of the public use property. Section 
17.100.090(G) is satisfied. 

Section 17.100.100 Screening-Special provisions. 
A. If four or more off-street parking spaces are required under this title, off-street parking adjacent 
to a public street shall provide a minimum of four square feet of landscaping for each lineal foot 
of street frontage. Such landscaping shall consist of landscaped berms or shrubbery at least two 
feet in height, which shall be dispersed adjacent to the street as much as practical. Additionally, 
one tree which shall provide a canopy of at least three hundred square feet upon maturity shall 
be provided for each fifty lineal feet of street frontage or fraction thereof. Landscaped parking 
areas may include special design features which effectively screen the parking lot areas from view. 
These design features may include the use of landscaped berms, decorative walls, and raised 
planters. Landscape planters may be used to define or screen the appearance of off-street parking 
areas from the public right-of-way. Materials to be installed shall achieve a balance between low 
lying and vertical shrubbery and trees. 

Finding: The closest parking space to a public street has a pedestrian path, landscaped buffer, 
and hiking trail between it and Scappoose-Vernonia Highway (see Exhibit 4K). Therefore, no 
parking spaces are adjacent to a public street. Section 17.100.lOO(A) is not applicable. 

B. Loading areas and outside storage shall be screened from public view from public streets and 
adjacent properties by means of sight-obscuring landscaping, fences, walls or other means. The 
screen shall have a minimum height of six feet and the planning commission may require a taller 
screen depending on the location and height of the loading or storage area. 

Finding: No off-street loading or outside storage areas are proposed (see Exhibit 4E). Section 
17.100.lOO(B) is not applicable. 

C. Except for one-family and two-family dwellings, any refuse container or disposal area and 
service facilities such as gas meters and air conditioners which would otherwise be visible from a 
public street, customer or resident parking area, any public facility or any residential area, shall 
be screened from view by placement of a solid wood fence, masonry wall or evergreen hedge 
between five and eight feet in height. All refuse materials shall be contained within the screened 
area. 

Finding: The applicant is proposing to place a refuse container to the southwest of the caretaker 
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dwelling (see Exhibit 4E). The applicant is proposing to surround it with a trash enclosure using a 
6-foot-high cedar fence to provide screening on all sides (see Exhibit 4E). Section 17.100.lO0(C) 
is satisfied. 

17.100.110 Fences or walls. 
A. Fences, walls or combinations of earthen berms and fences or walls up to four feet in height 
may be constructed in required front yards. Rear and side yard fences, or berm/fence 
combinations behind the required front yard setback may be up to six feet in height without any 
additional permits. Any proposed fence or fence/berm combination higher than six feet shall 
require a building permit. Any fence or fence/berm combination greater than eight feet in height 
shall require planning commission approval in addition to a building permit. 
B. The prescribed heights of required fences, walls or landscaping shall be measured from the 
lowest of the adjoining levels of finished grade. 
C. Fences and walls shall be constructed of any materials commonly used in the construction of 
fences and walls such as wood or brick, or otherwise acceptable by the planner. Corrugated metal 
is not considered to be acceptable fencing material. Fences and walls shall be in compliance with 
other city regulations. 

Finding: The applicant is proposing to install a 6-foot cedar fence to meet their screening 
requirements (see Exhibit 4K). The proposed height will not require a building permit or Planning 
Commission approval and cedar is an acceptable fencing material. Section 17.100.110 is satisfied. 

17.100.140 Re-vegetation. 
A. Upon completion of construction activities, where natural vegetation or topsoil has been 
removed in areas not affected by the landscaping requirements and that are not to be occupied 
by structures, such areas are to be replanted as set forth in this section to prevent erosion. 
B. Preparation for Re-vegetation. Topsoil removed from the surface is to be stored on or near the 
sites and protected from erosion while construction activities are underway; and 

1. Such storage may not be located where it would cause suffocation of root systems of 
trees intended to be preserved; and 
2. After completion of such activities, the topsoil is to be restored to exposed cut and fill 
embankments or building pads to provide a suitable base for seeding and planting. 

C. Methods of Re-vegetation. 
1. Acceptable methods of re-vegetation include hydromulching or the planting of rye 
grass, barley or other seed with equivalent germination rates, and where lawn or turf 
grass is to be established, lawn grass seed or other appropriate landscape cover is to be 
sown at not Jess than four pounds to each one thousand square feet of land area. 
2. Other re-vegetation methods offering equivalent protection may be approved by the 
approval authority. 
3. Plant materials are to be watered at intervals sufficient to ensure survival and growth. 
4. The use of native plant materials is encouraged to reduce irrigation and maintenance 
demands. 
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Finding: The applicant is proposing to store topsoil that is removed from the surface during 
construction in the southwest corner of the development area and to the west of the existing 
building (see Exhibit 4D). To protect the topsoil from erosion, the applicant is proposing to 
establish sediment fences around the stockpiles (see Exhibit 4D). The impacted areas will be 
revegetated following construction with stored topsoil and vegetation as well as new native 
plants (Exhibit 3, p. 32). Section 17.100.140 is satisfied. 

Chapter 17.106 
OFF-STREET PARKING AND LOADING REQUIREMENTS 

17.106.020 General provisions. 
A. The dimensions for parking spaces are subject to the requirements in Section 17.106.050, and 

as follows: 
1. Nine feet wide and eighteen feet long for a standard space; 
2. Eight and one-half feet wide and fifteen feet long for a compact space; and 
3. In accordance with the applicable state and federal standards, at least twelve feet wide 
and eighteen feet long for designated handicapped parking spaces. 

Finding: The applicant has submitted a Parking & Landscape Plan (Exhibit 4K) to illustrate the 
layout and dimensions of the proposed parking lot. According to Oregon Revised Statute (ORS) 
447.233(1)(c), accessible parking spaces shall be at least 9 feet wide and shall have an adjacent 
access aisle that is at least 6 feet wide. ORS supersedes the Scappoose Development Code and 
so the State's standards will be applied. The table below describes the applicant's conformance 
with these standards· 

Category Dimension Determination 

Standard space dimensions 9 ft. wide, 18 ft. long Satisfied 

Compact space dimensions None proposed N/A 

Accessible space dimensions 9 ft. wide, 18 ft. long Satisfied 

ADA access aisle dimensions 9 ft. wide, 18 ft. long Satisfied 

The recommended Conditions of Approval will require the applicant to provide signage for all 
accessible parking spaces in conformance with ADA. Section 17.106.020(A) is satisfied. 

B. The provision and maintenance of off-street and loading spaces are the continuing obligations 

of the property owner: 
1. No building or other permit shall be issued until plans are presented to the planner to 
show that property is and will remain available for exclusive use as off-street parking and 
loading space; and 
2. The subsequent use of property for which the building permit is issued shall be 
conditional upon the unqualified continuance and availability of the amount of parking 
and loading space required by this title. 

Finding: The applicant has stated in their Narrative (Exhibit 3, p. 32) that they understand and 
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accept this responsibility. The applicant's Parking & Landscape Plan (Exhibit 4K) designates areas 
of land to be exclusively used for off-street parking spaces. No loading spaces are needed or 
proposed. No building permits will be issued until the applicant has demonstrated the provision 
of satisfactory parking spaces. Section 17.106.020(8} is satisfied. 

C. Upon application the planner may rule that a use, not specificaffy listed in Section 17.106.030, 
is a use similar to a listed use and that the same parking standards sha/1 apply. No notice need be 
given. The ruling on parking area requirements sha/1 be based on findings that the fa/lowing 
criteria are satisfied: 

1. The use is similar to and of the same general type as a listed use; 
2. The use has similar intensity, density and of/site impact as the fisted use; and 
3. The use has similar impacts on the community facilities as the listed use. The planner 
sha/1 maintain a list of approved unlisted use parking requirements which sha/1 have the 
same effect as an amendment to this chapter. An updated list sha/1 be given to the 
planning commission at its next regularly scheduled meeting fa/lowing each 
determination of the parking requirements for an unlisted use. Annuaffy, a// copies of this 
title sha/1 be updated to include the unlisted uses approved during the previous year. 

Finding: The applicant proposes to construct a mini-storage facility (see Exhibit 2B), which is 
listed exactly in Section 17.106.030, thereby removing the need for subjective interpretation by 
the Planner. Section 17.106.020(C} is not applicable. 

D. At the time of erection of a new structure or at the time of enlargement or change in occupancy 
as defined by the Uniform Building Code, off-street parking spaces sha/1 be as provided in 
accordance with Section 17.106.030; and 

1. In case of enlargement of a building or use of land existing on the date of adoption of 
this title, the number of parking and loading spaces required sha/1 be based only on floor 
area or capacity of such enlargement; and 
2. If parking space has been provided in connection with an existing use or is added to an 
existing use, the parking space sha/1 not be eliminated if the elimination would result in 
fess space than is specified in the standards of this section when applied to the entire use. 

E. When an existing structure is changed in occupancy and the parking requirements for each 
occupancy are the same, no additional parking sha/1 be required; and where a change in 
occupancy results in an intensification of use in terms of the number of parking spaces required, 
additional parking spaces sha/1 be provided in an amount equal to the difference between the 
existing number of spaces and the number of spaces required for the more intensive occupancy. 

Finding: The applicant is proposing to construct a new mini-storage facility (see Exhibit 2B). The 
applicant will provide an adequate amount of parking spaces as required by Section 17.106.030 
(see Exhibit 4K). Section 17.106.020(D-El is satisfied. 

F. Within the commercial and expanded commercial zones, owners of two or more uses, structures 
or parcels of land may agree to utilize jointly the same parking and loading spaces when the hours 
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of operation do not overlap by more than two hours; satisfactory legal evidence shall be presented 
to the planner in the form of deeds, leases or contracts to establish the joint use; and if a joint use 
arrangement is subsequently terminated, the requirements of this title thereafter apply to each 
separately. 

Finding: The applicant is not proposing to share any parking spaces with another site or use (see 
Exhibit 4K). Section 17.106.020(Fl is not applicable. 

H. Location of Required Parking. Vehicle parking is allowed only on improved parking shoulders 
that meet City standards for public streets, within garages, carports and other structures, or on 
driveways or parking lots that have been developed in conformance with this code. 

[ ... ] 
2. Off-street parking spaces for uses other than single-family or duplex residential shall be 
located not further than four hundred feet from the building or use they are required to 
serve, measured in a straight line. 

Finding: The parking spaces for the office and caretaker dwelling are directly adjacent to the 
building (see Exhibit 4K). Users of the storage units will park in an undesignated area near their 
storage unit (see Exhibit 4K). This parking practice is customary for mini-storage facilities and is 
considered safe by staff because the site will have a low volume of users and users stay parked 
for low time intervals. Section 17.106.020(HH2l is satisfied. 

3. Parking lots for commercial and institutional uses shall be located to the side or rear of 
buildings where feasible; for commercial uses in the Downtown Overlay off-street parking 
shall be located to the side or rear of buildings, as required by 17.80. 050. 
[ ... ] 

Finding: From the standpoint of the street, the applicant is proposing for parking to occur to the 
side of the building (see Exhibit4K). Section 17.106.020(HH3l is satisfied. 

I. Where several uses occupy a single structure or parcel of land or a combination of uses are 
included in one business, the total off-street parking spaces and loading area is the sum of the 
requirements of the several uses, computed separately. 

Finding: The applicant is proposing one use for the entire site (see Exhibit 2B). Section 
17.106.020(1) is not applicable. 

J. When a building or use is planned or constructed in such a manner that a choice of parking 
requirements could be made, the use which requires the greater number of parking spaces shall 
govern. 

Finding: The uses of this proposal could not have been interpreted to be classified under any 
other set of parking requirements. Section 17.106.020(Jl is not applicable. 
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1. Be available for the parking of operable passenger automobiles of residents, customers, 
patrons and employees only; 

2. Not be used for storage of vehicles or materials or for the parking of trucks used in 
conducting the business or use; and 
3. Not be rented, leased or assigned to any other person or organization unless the 
required number of spaces are maintained. 

Finding: The applicant has stated in their Narrative (Exhibit 3, p. 34) that they will enforce that 
parking spaces are available only to operable vehicles of customers, patrons, and employees of 
the use. Section 17.106.020(Kl is satisfied. 

M. Parking lots shall be landscaped in accordance with the requirements in Section 17.100.100. 

Finding: The applicant is proposing to adhere to the applicable sections of 17.100.100. Detailed 
discussion of these requirements can be found in the staff report response to Section 17.100.100. 
Section 17.106.020(Ml is satisfied. 

N. All parking areas which contain over five required spaces shall be provided with one 
handicapped parking space. All parking provisions required by the ADA shall be met. 

Finding: According to ORS 447.233(2)(a), one accessible space shall be provided for sites with 1-
25 total spaces, with the space being van-accessible. ORS defines a van accessible space as being 
at least 9 feet wide and having an adjacent access aisle that is at least 6 feet wide. Having 
proposed a parking lot of 5 total spaces, the applicant is proposing to provide one accessible 
space (see Exhibit 4K). The accessible parking space is adjacent to an access aisle with a width of 
9 feet (see Exhibit 4K). The recommended Conditions of Approval will require the applicant to 
provide signs and striping for all accessible parking spaces in accordance with the ODOT 
Standards for Accessible Parking (2023). Section 17.106.020(Nl is satisfied. 

0. All parking spaces designated for compact vehicles shall be labeled by pointing the words 
"COMPACT ONLY" on the parking space. 

Finding: The applicant is not proposing any compact spaces (see Exhibit 4K). Section 
17.106.020(0) is not applicable. 

P. Bicycle Parking. 

1. Standards. At a minimum, bicycle parking shall be provided based on the standards in 
Subsection 5 below. Where an application is subject to Conditional Use Permit approval 
or the applicant has requested a reduction to an automobile-parking standard, pursuant 
with Subsection 17.80.050.E or Subsection 17.106.020.Z, the planning commission may 
require bicycle parking spaces in addition to those in Subsection 5. 
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Finding: This development proposal does not require a Conditional Use Permit and the applicant 
is not requesting a reduction in the bicycle parking standards, so the standards in Subsection 5 
will be the authority. Section 17.106.020(P)(1) is satisfied. 

2. Design. Bicycle parking shall consist of staple-design steel racks or other City-approved 
racks, lockers, or storage lids providing a safe and secure means of storing a bicycle. 
3. Exemptions. This Section does not apply to single-family and duplex housing, home 
occupations, and agricultural uses. The planning commission may exempt other uses upon 
finding that, due to the nature of the use or its location, it is unlikely to have any patrons 
or employees arriving by bicycle. 
4. Prohibitions. Bicycle parking shall not impede or create a hazard to pedestrians or 
vehicles, and shall be located so as to not conflict with the visual clearance areas as 
provided in Chapter 12.10. Bicycle parking areas shall not be located within parking aisles, 
landscape areas, or pedestrian ways. 
5. Number of spaces. The bicycle parking standards below shall apply to the uses listed. 
Bicycle parking spaces shall be installed in conjunction with the installation of required 
new or additional vehicle parking. When two standards are provided, the standard that 
results in the greater number of bicycle parking spaces shall govern. 
[ ... ] 
Commercial: 2 spaces per primary use or 1 per 5 vehicles spaces 
[ ... ] 

Finding: The applicant has requested an exemption from this requirement, which is allowed by 
item #3 above, because patrons of storage facilities typically transport items that are too large 
to be carried on a bicycle, making the installation of bicycle parking less worthwhile. Staff support 
this request for the reasons the applicant presents. However, if bicycle parking is required by City 
Council, the applicant has located a staple steel bicycle rack with capacity to secure 2 bicycles to 
the south of the onsite pedestrian path and to the east of the trash enclosure (see Exhibit 4F). 

Section 17.106.020(P)(5) is satisfied. 

Q. Any lights provided to illuminate any public or private parking area or vehicle sales area shall 
be so arranged as to reflect the light away from any abutting or adjacent residential district. 

Finding: The subject site does not directly abut a residential zoning district but southwest of the 
Crown Z Trail is zoned MH. The applicant's Illumination Plan (Exhibit 4M) demonstrates that 
lighting is oriented downward and internal to the site. Section 17.106.020(Q) is satisfied. 

R. Required parking spaces shall be completely improved to city standards and available for use 
at the time of the final building inspection. 

Finding: The applicant will be required by the recommended Conditions of Approval to have the 
required parking spaces installed prior to the final building inspection. Section 17.106.020(R) is 
satisfied. 
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S. A plan drawn to scale, indicating how the off-street parking and loading requirement is to be 
fulfilled, shall accompany the request for a building permit or development application. 

Finding: The applicant has submitted a Parking & Landscape Plan (Exhibit 4K) as part of their 
application submittal, which illustrates the satisfaction of all off-street parking and loading 
requirements. Section 17.106.020(5) is satisfied. 

T. Where square feet are specified, the area measured shall be gross floor area under the roof 
measured from the faces of the structure, excluding only space devoted to covered off-street 
parking or loading. 

Finding: The building square footage used to compute parking requirements was measured from 
the faces of the structure. Section 17.106.020(T) is satisfied. 

U. Where employees are specified, the employees counted are the persons who work on the 
premises including proprietors, executives, professional people, production, sales, and 
distribution employees during the largest shift at peak season. 

Finding: The parking criteria relevant to this development proposal does not require a statement 
about the number of employees to compute any parking requirements. Section 17.106.020(U) is 
not applicable. 

V. Fractional space requirements shall be counted as a whole space. 

Finding: For every computation related to parking requirements that did not result in a whole 
number, the result was rounded up to the nearest whole number. Section 17.106.020(V) is 
satisfied. 

W. Parking spaces in the public street or alley shall not be eligible as fulfilling any part of the 
parking requirement. 

Finding: Every parking space that is counted towards meeting the applicable requirements is 
entirely within the subject site (see Exhibit 4K). Section 17.106.020(W) is satisfied. 

X. Off street parking of any vehicle or recreational vehicle, watercraft, or parts designed to be 
affixed thereto, which obstructs the visual clearance area or creates a potential safety hazard 
shall not be allowed in required yard. 

Finding: No vehicle of any kind parked in a designated parking space would obstruct the visual 
clearance areas of the site (see Exhibits 4K). Section 17.106.020(W) is satisfied. 

Y. Parking and loading areas shall be designed to minimize disturbances of adjacent residents by 
erection between the uses of a sight-obscuring fence of not less than four feet in height, provided 
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that the provisions for visual clearance areas are met. Parking spaces within a parking lot shall be 
designed and constructed so that no portion of a parked vehicle, including an opened door, will 
extend beyond the property line. 

Finding: The subject site does not have abutting residential uses but there are residential units 
to the southwest of the Crown Z Trail and Scappoose-Vernonia Highway. The applicant is 
proposing landscaping, buffering, and screening to the standards of Chapter 17.100 for the 
abutting public use (see Exhibit 4K). Section 17.106.020{Y) is satisfied. 

Z. Exceptions and Reductions to Off-Street Parking. The applicant may propose a parking standard 
that is different than the standard under Section 17.106.030, for review and action by the 
planning commission processed according ta the procedures in Chapter 17.162. The applicant's 
proposal shall consist of a written request, and a parking analysis prepared by a qualified planning 
or transportation professional. 

1. The parking analysis, at a minimum, shall assess the average parking demand and 
available supply for existing and proposed uses on the subject site; opportunities for 
shared parking with other uses in the vicinity; existing public parking in the vicinity; 
transportation options existing or planned near the site, such as frequent bus service, 
carpools, or private shuttles; and other relevant factors. 
2. The planning commission may reduce the off-street parking standards of Section 
17.106.030 for sites with one or more of the following features, pursuant with this 
Subsection: 

a. Site has a bus stop with frequent transit service located adjacent to it, and the 
site's frontage is improved with a bus stop waiting shelter, consistent with the 
standards of the applicable transit service provider: Allow up to a 10 percent 
reduction to the standard number of automobile parking spaces. 
b. Site has dedicated parking spaces for carpool/vanpool vehicles: Allow up to a 5 
percent reduction to the standard number of automobile parking spaces. 
c. Site has dedicated parking spaces for motorcycle and/or scooter or electric carts: 
Motorcycle parking may substitute for up to 5 spaces or 5 percent of required 
automobile parking, whichever is less. For every 4 motorcycle parking spaces 
provided, the automobile parking requirement is reduced by one space. Each 
motorcycle space must be at least 4 feet wide and 8 feet deep. Existing parking 
may be converted to take advantage of this provision. 

Finding: The applicant is not requesting a reduction to the amount of required parking spaces. 
Section 17.106.020(2) is not applicable. 

17.106.030 Minimum off-street parking requirements. 
[ ... ] 
D. Industrial Uses. 

[ ... } 
3. Mini-storage: 1 space for every 200 square feet of gross office floor area, plus 2 spaces 
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Finding: The applicant is proposing to construct a 500-square-foot office and a caretaker 
dwelling, requiring 5 parking spaces. The applicant is proposing to provide 5 total parking spaces 
(see Exhibit 4K), meeting the minimum. Section 17.106.030(() is satisfied. 

17.106.050 Parking dimension standards. 
A. Each parking space shall be accessible from a street or other right-of-way. 

Finding: The applicant is proposing to install a 26-foot-wide driveway entrance and drive aisle 
from Scappoose-Vernonia Highway, through the Crown Z Trail and TL 1800, and to the proposed 
mini-storage facility (see Exhibit 4F). The applicant will be required by the recommended 
Conditions of Approval to establish reciprocal access easements between the subject site, TL 
1800, and the Crown Z Trail. Section 17.106.050(A) is satisfied. 

B. Minimum standards for a standard parking stall's length and width, aisle width, and 
maneuvering space shall be determined from the following table. Dimensions for designated 
compact spaces are noted in parentheses: 

Overall 
Angle from curb Stall Width "A" Channel Depth Aisle Width* "C" Curb Length per 

"B" stall "D" 
Parallel 9'0" {8'6") 9'0" {8'6") 12'0" (12'0"} 23'0" {20'0") 
30 9'0" {8'6") 16'10" {14'10"} 12'0" {12'0"} 18'0" {17'0") 
45 9'0" {8'6") 19'1" {16'7") 14'0" {14'0"} 12'9" {12'0") 
60 9'0" {8'6"} 20'1" {17'3") 18'0" {18'0"} 10'5" {10'3") 
90 9'0" (8'6"} 18'0" {15'0"} 24'0" (24'0") 9'0" {8'6"} 

* Aisles accommodating two direction traffic, or allowing access from both ends shall be 24 feet 
in width. 

1. Sample Illustration: 

I·::~ B 

• 
A * C 

****'k**** * 
* * *** 

I 
• • 
********* 

D 
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2. The width of each parking space includes a four inch wide stripe which separates each 

space. 

Finding: The applicant is proposing for all parking spaces to be at a 90° angle, 9 feet wide, and 18 
feet long (see Exhibit 4K). The smallest drive aisle would be 25 feet between storage unit 
buildings (see Exhibit 4K), which exceeds standards. Section 17.106.050(B) is satisfied. 

C. Excluding single-family and duplex residences, groups of more than two parking spaces shall 
be served by a service drive so that no backing movements or other maneuvering within a street 
or other public right-of-way would be required. Service drives shall be designed and constructed 
to facilitate the flow of traffic, provide maximum safety of traffic access and egress, and 
maximum safety of pedestrians and vehicular traffic on the site. 

Finding: The proposed parking lot contains a service drive that is accessible to all parking spaces 
and prevents the need to back into a public right-of-way (see Exhibit 4F}. Section 17.106.050(() 

is satisfied. 

D. Each parking or loading space shall be accessible from a street and the access shall be of a 
width and location as described in the public works design standards. 

Finding: The site's parking spaces can be accessed from Scappoose-Vernonia Highway, through 
the Crown Z Trail and TL 1800 and the applicant is proposing the installation of a 26-foot-wide 
driveway to facilitate this access (see Exhibit 4F}, which is within the allowable range for a 
commercial driveway in the PWDS5. Section 17.106.050(D) is satisfied. 

E. Except for single-family and two-family residences, any area intended to be used to meet the 
off-street parking requirements as contained in this chapter shall have all parking spaces clearly 
marked using a permanent paint. All interior drives and access aisles shall be clearly marked and 
signed to show direction of flow and maintain vehicular and pedestrian safety. 

Finding: The applicant will stripe the parking spaces with permanent paint (see Exhibit 4K). 
Section 17.106.050(E) is satisfied. 

F. All areas used for the parking or maneuvering of any vehicle, boat, or trailer shall be improved 
with asphalt or concrete surfaces except for surplus parking or vehicular storage parking areas 
which may be gravel if gravel will not create adverse conditions affecting safe ingress and egress 
when combined with other uses of the property and all areas within public right-of-way shall be 

paved. 

Finding: The applicant is proposing to pave the parking lot with asphalt, including all areas used 
for parking and vehicular movement (see Exhibit 4K}. Section 17.106.050(F) is satisfied. 

5 City of Scappoose, Public Works Design Standards, 2002, Section 5, Page 11. 
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1. Access drives from the street to off-street parking or loading areas shall be designed 
and constructed to facilitate the flow of traffic and provide maximum safety for pedestrian 
and vehicular traffic on the site. 

Finding: The applicant is proposing the installation of a 26-foot-wide commercial driveway to 
connect Scappoose-Vernonia Highway to a 26-foot-wide drive aisle that runs through the Crown 
Z Trail and TL 1800 and provides access to the parking spaces (see Exhibit 4F). Section 
17.106.050(G){1) is satisfied. 

2. The number and size of access drives shall be in accordance with the requirements of 
public works design standards. 

Finding: The TSP6 classifies Scappoose-Vernonia Highway as a Collector. The PWDS7 limits sites 
abutting Collectors to one driveway per frontage. According to the PWDS9, commercial driveways 
are to be between 12 and 36 feet wide. The applicant is proposing to install one 26-foot 
commercial driveway to serve the site (see Exhibit 4F). Section 17.106.050(G){2) is satisfied. 

3. Access drives shall be clearly and permanently marked and defined through use of rails, 
fences, walls or other barriers or markers on frontage not occupied by service drives. 

Finding: The commercial driveway would be marked and defined by a change in grade and 
permanent paint (see Exhibit 4F}. Section 17.106.050(G)(3) is satisfied. 

4. Access drives shall maintain visual clearance areas as provided in Chapter 12.10. 

Finding: VCAs to the standards of Chapter 12.10 are shown to be provided (see Exhibit 4F}. 
Detailed findings related to visual clearance can be found in the staff report response to Chapter 
12.10. Section 17.106.050(G)(4) is satisfied. 

H. Parking spaces along the boundaries of a parking lot or adjacent to interior landscaped areas 
or sidewalks shall be provided with a wheel stop at least four inches high located three feet back 
from the front of the parking stall. The front three feet of the parking stall may be concrete, 
asphalt or low lying landscape material that does not exceed the height of the wheel stop. This 
area cannot be calculated to meet landscaping or sidewalk requirements. 

Finding: All parking spaces are proposed to be adjacent to the pedestrian walkway (see Exhibit 
4K). The applicant proposes to establish wheel stops for all parking spaces (see Exhibit 4K). 
Section 17.106.050(H) is satisfied. 

I. Except for single-family and twojamily residences, off-street parking and loading facilities shall 

6 City of Scappoose, Transportation System Plan: Volume 1, 2016, Figure 12. 
7 City of Scappoose, Public Works Design Standards, 2002, Section 5, Page 11. 
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be drained to avoid flow of water across public sidewalks in accordance with specifications 
approved by the public works director to ensure that ponding does not occur. 

Finding: The applicant is proposing to grade the site in such a way that site stormwater drains 
away from the public sidewalk and towards catch basins throughout the site (see Exhibit 4H). 
The proposed system is designed to detain a 25-year storm event on site (see Exhibit 5, p. 4). 

Section 17.106.050(1) is satisfied. 

J. Artificial lighting on all off-street parking facilities shall be designed to deflect al/ light away 
from surrounding residences and so as not to create a hazard to the public use road or street and 
shall not exceed intensities for adjacent streets as included in public works design standards. 

Finding: The subject site does not directly abut a residential zoning district but southwest of the 
Crown Z Trail is zoned MH. The applicant's Illumination Plan {Exhibit 4M) demonstrates that 
lighting is oriented downward and internal to the site. Section 17.106.0S0(J) is satisfied. 

K. All parking lots shall be kept clean and in good repair at all times. Breaks in paved surfaces shall 
be repaired promptly and broken or splintered wheel stops shall be replaced so that their function 

will not be impaired. 

Finding: The applicant has stated in their Narrative (Exhibit 3, p. 39) that they will maintain the 
parking lot as required above. Section 17.106.0S0(K) is satisfied. 

L. Pedestrian walkway. Where a walkway crosses a parking area or driveway, it shall be clearly 
marked with contrasting paving materials (e.g., pavers, light-color concrete inlay between 
asphalt, or similar contrast). The crossing may be part of a speed table to improve driver visibility 
of pedestrians. If crossings involve grade changes, the crossing shall include ADA accessible 
ramps. Painted striping, thermo-plastic striping, and similar types of non-permanent applications 
are discouraged, but may be approved for lower-volume crossings of 24 feet or less. 

Finding: Due to the subject site not having direct frontage on Scappoose-Vernonia Highway, the 
applicant has to provide access from the street through the Crown Z Trail and TL 1800 (see Exhibit 
4F). Crown Z Trail is a public trail that is used year-round by walkers, runners, and cyclists. To 
provide protection to users of the trail, the applicant is proposing a painted crosswalk where the 
trail and site drive aisle intersect (see Exhibit 4F). This would provide additional awareness to 
drivers that they are crossing a public trail and pedestrians could be using it. Section 
17.106.0S0(L) is satisfied. 

Chapter 17.120 
SITE DEVELOPMENT REVIEW 

17.120.020 Applicability of provisions. 
Site development review shall be applicable to all new developments and major modification of 
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existing developments, as provided in Section 17.120.070 except it shall not apply to: 
[ ... ] 

17.120.030 Administration and approval process. 
A. The applicant for a site development review proposal shall be the recorded owner of the 
property or an agent authorized in writing by the owner. 
B. Applications for site development review shall be processed according to Chapter 17.164. 
C. The planning commission shall approve, approve with conditions or deny any application for 
site development review. The planning commission shall apply the standards set forth in Section 
17.120.180 when reviewing an application for site development review. 

Finding: The applicant is requesting approval that would allow for construction of a mini-storage 
facility with an office, caretaker dwelling, and associated site amenities (see Exhibit 4E). This 
request requires approval of Site Development Review, where Planning Commission is typically 
the approval authority; however, since the application is consolidated and the CPMA and ZC 
require City Council approval, Council will be the approval authority for the entire consolidated 
application. Sections 17.120.020 and 17.120.030 are satisfied. 

17.120.040 Expiration of approval. 
A. Site development review approval by the planning commission shall be effective far a period 
one year from the date of approval. 
B. The site development review approval by the planning commission shall lapse if: 

1. Substantial construction of the approved plan has not been completed within a one­
year period; or 
2. Construction on the site is a departure from the approved plan. 

C. The planner may, upon written request by the applicant, grant an extension of the approval 
period not to exceed one year; provided, that: 

1. No changes are made on the original site development review plan as approved by the 
planning commission; 
2. The applicant can show intent of initiating construction on the site within the one year 
extension period; and 

3. There have been no changes to the applicable comprehensive plan policies and 
ordinance provisions on which the approval was based. 

D. Notice of the decision shall be provided to the applicant. 

Finding: If approved by the City Council on August 18, 2025, the approval shall be effective until 
August 18, 2026. Approval will be revoked if substantial development to the site has not occurred 
or if the development deviates from the plans approved by the City Council. Extension of approval 
may be granted by the planner if the provided criteria are met. Following a decision by the City 
Council, notice will be sent to the applicant and others entitled to notice. Section 17.120.040 is 
satisfied. 
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17.120.180 Approval standards. 
The planning commission shall make a finding with respect to each of the following criteria when 
approving, approving with conditions, or denying an application: 
A. Provisions of all applicable chapters; 

Finding: The applicable chapters of the Scappoose Municipal and Development Code are 
discussed throughout this staff report. Section 17.120.180(A) is satisfied. 

B. Buildings shall be located to preserve topography, and natural drainage; located in areas not 
subject to ground slumping or sliding; located to provide adequate distance between adjoining 
buildings for adequate light, air circulation, and fire fighting; and oriented with consideration for 
sun and wind; and 

Finding: The office and caretaker dwelling are to be located close to the site access to easily 
provide customer service without going through the locked sliding gate (see Exhibit 4F). The 
location and arrangement of the storage units allow for smooth site circulation, stormwater 
management of all impervious surfaces, and separation from sensitive lands to the greatest 
extent possible (see Exhibits 4E & 4H). Section 17.120.180(Bl is satisfied. 

C. Existing trees having a six-inch caliper or greater shall be preserved or replaced by new 
plantings of equal character; 

Finding: No trees are proposed to be removed at this time; however, if trees are to be removed, 
the applicant stated in their Narrative (Exhibit 3, pp. 40-41) that trees will be replaced as required 
above. Section 17.120.180(() is satisfied. 

D. Privacy and noise: 

[ ... ] 

1. The buildings shall be oriented in a manner which protects private spaces on adjoining 
properties from view and noise, 
2. Residential buildings shall be located on the portion of the site having the lowest noise 
levels, and 
3. On-site uses which create noise, lights, or glare shall be buffered from adjoining 
residential uses; 

Finding: The subject site has a public use to its south and residential uses beyond that and 
Scappoose-Vernonia Highway. Though the proposed mini-storage facility is expected to produce 
low noise volumes, the applicant is proposing to provide buffering and screening between the 
commercial use and the adjoining public use to the standards of Chapter 17.100 (see Exhibit 4K). 

Section 17.120.180(0) is satisfied. 

G. Where landfill and/or development is allowed within and adjacent to the one hundred-year 
floodplain, the city may require the dedication of sufficient open land area for green way adjoining 
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and within the floodplain. This area shall include portions at a suitable elevation for the 
construction of a pedestrian/bicycle pathway within the floodplain; 

Finding: Portions of the subject site are within the 100-year floodplain and some development 
activity is proposed within the floodplain (see Exhibit 4E). The City will not require the applicant 
to dedicate any land to a pedestrian or bicycle pathway. Section 17.120.180(G) is satisfied. 

H. Demarcation of public, semipublic, and private spaces; crime prevention: 
1. The structures and site improvements shall be designed so that public areas such as 
streets or public gathering places, semipublic areas and private outdoor areas are clearly 
defined in order to establish persons having a right to be in the space, in order to provide 
for crime prevention and to establish maintenance responsibility; and 
2. These areas may be defined by a deck, patio, low wall, hedge or draping vine, a trellis 
or arbor, a change in level or landscaping; 

Finding: The applicant is proposing to install a sliding entry gate that will require an access code 
to enter the storage facility through (see Exhibit 4F). If site visitors are not using the storage units, 
they will be parked in front of the office, which is on the public side of the gate (see Exhibit 4E). 
If a person is not engaging in either of these activities and site elements, it will be clear that they 
are not utilizing the space for its intended purposes. Section 17.120.180(Hl is satisfied. 

I. Crime prevention and safety: 

1. Windows shall be located so that areas vulnerable to crime can be surveyed by the 
occupants, 

Finding: The office and caretaker dwelling are proposed to have windows facing the parking lot 
(Exhibit 3, pp. 41-42). The storage units will not be required to have windows because they will 
not be permanently occupied by residents, employees, or customers. Section 17.120.180(1)(1) is 
satisfied. 

2. Interior laundry and service areas shall be located in a way that they can be observed 
by others, 

Finding: The caretaker dwelling may have internal laundry equipment but it is not for public use 
so its security is not applicable to this standard, which is intended for common laundry facilities 
in multifamily complexes. Section 17.120.180(1)(2) is not applicable. 

3. Mail boxes shall be located in lighted areas having vehicular or pedestrian traffic, 

Finding: The applicant is not proposing that a mailbox serve the site (see Exhibit 3, p. 47). Section 
17.120.180(1)(3) is not applicable. 

4. The exterior lighting levels shall be selected and the angles shall be oriented towards 
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5. Light fixtures shall be provided in areas having heavy pedestrian or vehicular traffic and 
in potentially dangerous areas such as parking lots, stairs, ramps and abrupt grade 
changes. Fixtures shall be placed at a height so that light patterns overlap at a height of 
seven feet which is sufficient to illuminate a person; 

Finding: The applicant's Illumination Plan (Exhibit 4M) demonstrates that the entire site will be 
sufficiently lit for crime prevention and pedestrian navigation purposes. The recommended 
Conditions of Approval will require the applicant to provide site lighting at such a height that light 
patterns overlap at a height of 7 feet. Section 17.120.180(1)(4-5) is satisfied. 

J. Access and circulation: 
1. The number of allowed access points for a development shall be as provided in the public 
works design standards. 

Finding: The TSP8 classifies Scappoose-Vernonia Highway as a Collector. The PWDS9 limits sites 
abutting Collectors to one driveway per frontage. The applicant is proposing to install one 
driveway to serve the development (see Exhibit 4F). Section 17.120.lS0(J)(l) is satisfied. 

2. All circulation patterns within a development shall be designed to accommodate 
emergency vehicles. 

Finding: The applicant submitted a Fire Truck Maneuvering plan (Exhibit 41) that illustrates how 
a standard fire truck (dimensions provided exhibit) could successfully navigate throughout the 
site during an emergency. The Scappoose Rural Fire Protection District provided a referral 
comment for this proposal (Exhibit 17), which included requirements related to fire apparatus 
roads. These requirements are included in the recommended Conditions of Approval. The 
Scappoose Rural Fire Protection District will also review the proposed fire apparatus roads for 
compliance at the time of construction document review. Section 17.120.180(J)(2) is satisfied. 

3. Provisions shall be made for pedestrian ways and bicycle ways consistent with 
17.120.lB0{Q); 

Finding: The applicant is proposing a pedestrian walkway system (see Exhibit 4E) in conformance 
with Section 17.120.lS0(Q); see findings to Section 17.120.lS0(Q) for more information. Section 
17.120.180(J)(3) is satisfied. 

K. Public transit: 
1. Provisions within the plan shall be included for providing for transit if the development 
proposal is adjacent to existing or proposed transit route. 
2. The requirements for transit facilities shall be based on: 

8 City of Scappoose, Transportation System Plan: Volume 1, 2016, Figure 12. 
9 City of Scappoose, Public Works Design Standards, 2002, Section 5, Page 11. 
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Finding: There is not an existing transit stop for the CC {Columbia County) Rider near the subject 
site, so no transit provisions will be required. Section 17.120.180(K) is not applicable. 

L. All parking and loading areas shall be designed in accordance with the requirements set forth 
in Sections 17.106.050 and 17.106.080, Chapter 12.10, and the public works design standards; 

Finding: The applicant's Parking & Landscape Plan {Exhibit 4K) was designed in accordance with 
Sections 17.106.050 and 17.106.080, Chapter 12.10, and the PWDS. Detailed findings can be 
found in the staff report responses to these sections. Section 17.120.180(L) is satisfied. 

M. All landscaping shall be designed in accordance with the requirements set forth in Chapter 
17.100; 

Finding: The Parking & Landscape Plan {Exhibit 4K) satisfies the requirements of Chapter 17.100, 
as discussed in the findings to that chapter. Section 17.120.180(M) is satisfied. 

N. All drainage plans shall be submitted to the public works director for review and approval; 

Finding: The applicant has submitted a Grading & Stormwater Plan {Exhibit 4H) and a Stormwater 
Report {Exhibit 5) as part of their application. The applicant is proposing to install catch basins 
throughout the site to collect stormwater generated onsite, which will then be conveyed to a 
new stormwater detention swale to the north of the paved area and another to the southeast of 
the paved area. The swales are proposed to be 4 feet deep and will treat and detain the 
stormwater generated by the development up to and including a 25-year storm event. The City 
of Scappoose Public Works Director provided a referral comment {Exhibit 17) and did not have 
any comments on the Grading & Stormwater Plan. Section 17.120.180(N) is satisfied. 

0. All facilities for the handicapped shall be designed in accordance with the requirements set 
forth in the ADA requirements; and 

Finding: The applicant will be required to comply with applicable State and Federal requirements 
of the Americans with Disabilities Act, which will be verified during building permit review. 
Section 17.120.180(0) is satisfied. 

P. All of the provisions and regulations of the underlying zone shall apply. 
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Finding: If the ZC is approved, the underlying zone will be EC, which is subject to Chapter 17.68. 
The proposed application satisfies the requirements of Chapter 17.68, as discussed in the findings 
to that chapter. Section 17.120.lS0(P) is satisfied. 

Q. Pedestrian Access and Circulation Standards. Developments shall conform to all of the 
following standards for pedestrian access and circulation: 

1. Continuous Walkway System. A pedestrian walkway system shall extend throughout 
the development site and connect to adjacent sidewalks, if any, and to all future phases 
of the development, as applicable. 
2. Safe, Direct, and Convenient. Walkways within developments shall provide safe, 
reasonably direct, and convenient connections between primary building entrances and 
all adjacent parking areas, transit stops, recreational areas/playgrounds, and public 
rights-of-way based on all of the following criteria: 

a. The walkway is reasonably direct. A walkway is reasonably direct when it follows 
a route that does not deviate unnecessarily from a straight line or it does not 
involve a significant amount of out-of-direction travel; 
b. The walkway is designed primarily for pedestrian safety and convenience, 
meaning it is reasonably free from hazards and provides a reasonably smooth and 
consistent surface and direct route of travel between destinations. The city 
planning commission may require landscape buffering between walkways and 
adjacent parking lots or driveways to mitigate safety concerns. 
c. The walkway network connects to all primary building entrances and, where 
required, Americans With Disabilities Act requirements. 

3. Vehicle/Walkway Separation. Except as required for crosswalks, pursuant to Subsection 
4, below, where a walkway abuts a driveway or street it shall be raised 6 inches and curbed 
along the edge of the driveway/street. Alternatively, the city planning commission may 
approve a walkway abutting a driveway at the same grade as the driveway if the walkway 
is physically separated from all vehicle-maneuvering areas. An example of such separation 
is a row of bollards {designed for use in parking areas) with adequate minimum spacing 
between them to prevent vehicles from entering the walkway. 
4. Crosswalks. Where a walkway crosses a parking area or driveway ("crosswalk"), it shall 
be clearly marked with contrasting paving materials (e.g., pavers, light-color concrete 
inlay between asphalt, or similar contrast). The crosswalk may be part of a speed table to 
improve driver-visibility of pedestrians. Painted or thermo-plastic striping and similar 
types of non-permanent applications are discouraged, but may be approved for lesser 
used crosswalks not exceeding 20 feet in length. 
5. Walkway Width and Surface. Walkways, including access ways required for subdivisions 
pursuant with Chapter 17.150, shall be constructed of concrete, asphalt, brick/masonry 
pavers, or other durable surface, as approved by the city engineer, and not less than 5 feet 
wide. Multi-use paths (i.e., designed for shared use by bicyclists and pedestrians) shall be 
concrete or asphalt and shall conform to the public works design standards. 
6. Walkway Construction. Walkway surfaces may be concrete, asphalt, brick/masonry 
pavers, or other city-approved durable surface meeting Americans with Disabilities Act 
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requirements. Walkways shall be not less than 5 feet in width, except that concrete 
walkways a minimum of 6 feet in width are required in commercial developments and 
where access ways are required for subdivisions under Chapter 17.150 the planning 
commission may also require 6 foot wide, or wider, concrete sidewalks in other 
developments where pedestrian traffic warrants walkways wider than 5 feet. 
7. Multi-Use Pathways. Multi-use pathways, where approved, shall be 12 feet wide and 
constructed of asphalt or concrete, consistent with the applicable public works design 
standards. 

Finding: The applicant proposes to provide a 6-foot concrete pedestrian walkway system that 
connects the office, caretaker dwelling, parking area, and refuse container (see Exhibit 4E). The 
walkway system is safe, efficient, and incorporates all necessary areas of the site. Due to the 
drive-up scheme of mini-storage units, a pedestrian walkway system will not be required 
throughout the entire site. Section 17.120.180(Ql is satisfied. 

Chapter 17.154 
STREET AND UTILITY IMPROVEMENT STANDARDS 

Section 17.154.030 Streets. 
[ ... ] 
S. A Transportation Impact Study (TIS} must be submitted with a land use applicotion if the 
conditions in (1) or {2) apply in order to determine whether conditions are needed to protect and 
minimize impacts to transportation facilities, consistent with Section 660-012-0045{2){b) and (e) 
of the State Transportation Planning Rule. 

1. Applicability - TIS letter. A TIS letter shall be required to be submitted with a land use 
application to document the expected vehicle trip generation of the proposal. The 
expected number of trips shall be documented in both total peak hour trips and total daily 
trips. Trip generation shall be estimated for the proposed project using the latest edition 
of the Institute of Engineers Trip Generation Manual or, when verified with the City prior 
to use, trip generation surveys conducted at similar facilities. 
2. Applicability - TIS report. A TIS report shall be required to be submitted with a land use 
application if the proposal is expected to involve one or more of the following: 

a. The proposed development would generate more than 10 peak hour trips or 
more than 100 daily trips. 
b. The proposal is immediately adjacent to an intersection that is functioning at a 
poor level of service, as determined by the city engineer. 
c. A new direct approach to US 30 is proposed. 
d. A proposed development or land use action that the road authority states may 
contribute to operational or safety concerns on its facility(ies). 
e. An amendment to the Scappoose Comprehensive Plan or Zoning Map is 
proposed. 

3. Consistent with the city's Traffic Impact Study (TIS} Guidelines, the city engineer will 
determine the project study area, intersections for analysis, scenarios to be evaluated and 
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any other pertinent information concerning the study and what must be addressed in 
either a TIS letter or a TIS report. 
4. Approval Criteria. When a TIS Letter or Report is required, a proposal is subject to the 
following criteria: 

a. The TIS addresses the applicable elements identified by the city engineer, 
consistent with the Traffic Impact Study Guidelines; 
b. The TIS demonstrates that adequate transportation facilities exist to serve the 
proposed development or, in the case of a TIS report, identifies mitigation 
measures that resolve identified traffic safety problems in a manner that is 
satisfactory to the city engineer and, when state highway facilities are affected, to 
ODOT; 
c. For affected non-highway facilities, the TIS report establishes that mobility 
standards adopted by the city have been met; and 
d. Proposed public improvements are designed and will be constructed consistent 
with Public Works Design Standards and access standards in the Transportation 
System Plan 

5. Conditions of Approval. 
a. The city may deny, approve, ar approve a proposal with conditions necessary to 
meet operational and safety standards; provide the necessary right-of-way for 
improvements; and to require construction of improvements to ensure consistency 
with the future planned transportation system. 
b. Construction of off-site improvements may be required to mitigate impacts 
resulting from development that relate to capacity deficiencies and public safety; 
and/or to upgrade or construct public facilities to city standards. 
c. Improvements required as a condition of development approval, when not 
voluntarily provided by the applicant, shall be roughly proportional to the impact 
of the development on transportation facilities. Findings in the development 
approval shall indicate how the required improvements directly relate to and are 
roughly proportional to the impact of development. 

Finding: The applicant submitted a Transportation Impact Study (TIS) letter (Exhibit 6), which 
includes trip generation estimates, a safety analysis, and various operational analyses. The Study 
projects that the proposed development would generate 76 weekday daily trips, including 5 
morning peak hour trips and 7 evening peak hour trips (see Exhibit 6, p. 1). The applicant's TIS 
provides an analysis of the Crown Z Trail's intersection with the subject site's access point (see 
Exhibit 6, p. 3). The traffic engineer supports and has deemed adequate the applicant's proposed 
measures of awareness and protection, which includes signage and a striped crosswalk (see 
Exhibit 4F). The TIS concluded that the existing driveway can accommodate the traffic generated 
by the proposed development and continue to be shared with the adjacent property (see Exhibit 
6, p. 3). Additionally, the Study found that there is sufficient sight distance at the driveway, there 
is no crash history attributed to the driveway, the driveway meets access spacing standards, and 
the driveway design accounts for the Crown Z Trail. Therefore, no additional analysis and no off­
site mitigations are recommended. Section 17.154.030(5) is satisfied. 
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A. Easements for sewers, drainage, water mains electric lines or other public utilities shall be 
either dedicated or provided for in the deed restrictions, and where a subdivision is traversed by 
a watercourse, drainageway, channel or stream, there shall be provided a stormwater easement 
or drainage right-of-way conforming substantially with lines of such watercourse and such further 
width as will be adequate for conveyance and maintenance. 
8. A property owner proposing a development shall make arrangements with the city, the 
applicable district and each utility franchise for the provision and dedication of utility easements 
necessary to provide full services to the development. 

Finding: Access to the subject site is currently and will be gained from Scappoose-Vernonia 
Highway, through the Crown Z Trail parcel and TL 1800 (see Exhibit 4F). The applicant will be 
required by the recommended Conditions of Approval to negotiate and establish a reciprocal 
access easement agreement with Columbia County and the owner of TL 1800. The applicant is 
also proposing for sewer, private fire water, and water lines to run from Scappoose-Vernonia 
Highway through these properties as well (see Exhibit 4J). The applicant will be required by the 
recommended Conditions of Approval to negotiate and establish a utility easement agreement 
with Columbia County and the owner 1800. Section 17.154.050 is satisfied. 

17.154.090 Sanitary Sewers. 
A. Sanitary sewers shall be installed to serve each new development and to connect developments 
to existing mains in accordance with the provisions set forth by the city's public works design 
standards and the adopted policies of the comprehensive plan. 
8. The public works director shall approve all sanitary sewer plans and proposed systems prior to 
issuance of development permits involving sewer service. 
C. Proposed sewer systems shall include consideration of additional development within the area 
as projected by the comprehensive plan and the wastewater treatment facility plan and potential 
flow upstream in the sewer sub-basin. 
D. Applications shall be denied by the approval authority where a deficiency exists in the existing 
sewer system or portion thereof which cannot be rectified within the development and which if 
not rectified will result in a threat to public health or safety, surcharging of existing mains, or 
violations of state or federal standards pertaining to operation of the sewage treatment system. 

Finding: There is currently a public 8-inch PVC sewer main in Scappoose-Vernonia Highway. The 
applicant proposes to connect the new office and caretaker dwelling buildings to the main with 
a new 4-inch PVC lateral (see Exhibit 4J). The applicant proposes to connect the new office and 
caretaker dwelling buildings to the main with a new 4-inch PVC lateral (see Exhibit 4J). The lateral 
will connect to the existing manhole on the southern border of TL 1800 (see Exhibit 4J). The 
applicant is proposing to negotiate and establish a utility easement agreement with impacted 
property owners for any utility lines that run through multiple properties (see Exhibit 4J). Section 
17.154.090 is satisfied. 
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A. The planner and public works director shall issue permits only where adequate provisions for 
stormwater and floodwater runoff have been made, and: 

1. The stormwater drainage system shall be separate and independent of any sanitary 
sewage system. 
2. Where possible, inlets shall be provided so surface water is not carried across any 
intersection or allowed to flood any street. 
3. Surface water drainage patterns shall be shown on every development proposal plan. 
4. All stormwater analysis and calculations shall be submitted with proposed plans for 
public works directors review and approval. 
5. All storm water construction materials shall be subject to approval of the public works 
director. 

B. Where a subdivision is traversed by a watercourse, drainageway, channel or stream, there shall 
be provided a stormwater easement or drainage right-of-way conforming substantially with the 
lines of such watercourse and such further width as will be adequate for conveyance and 
maintenance. 
C. A culvert or other drainage facility shall, and in each case be, large enough to accommodate 
potential runoff from its entire upstream drainage area, whether inside or outside the 
development. The public works director shall determine the necessary size of the facility. 
D. Where it is anticipated by the public works director that the additional runoff resulting from 
the development will overload an existing drainage facility, the planner and engineer shall 
withhold approval of the development until provisions have been made for improvement of the 
potential condition or until provisions have been made for storage of additional runoff caused by 
the development. 

Finding: The applicant is proposing to install catch basins throughout the site to collect 
stormwater generated onsite, which will then be conveyed to a new stormwater detention swale 
to the north of the paved area and another to the southeast of the paved area (see Exhibits 4H 
& 5, p. 4). The swales are proposed to be 4 feet deep and will treat and detain the stormwater 
generated by the development up to and including a 25-year storm event (see Exhibit 5, p. 4). 

Section 17.154.100 is satisfied. 

17.154.105 Water System. 
The planner and public works director shall issue permits only where provisions for municipal 
water system extensions have been made, and: 
A. Any water system extension shall be designed in compliance with the comprehensive plan 
existing water system plans. 
B. Extensions shall be made in such a manner as to provide for adequate flow and gridding of the 
system. 
C. The public works director shall approve all water system construction materials. 

Finding: There is an existing 8-inch C900 water main in Scappoose-Vernonia Highway with a 
perpendicular 2-inch C900 main running towards the subject site (see Exhibit 4J). From the 
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meter, the applicant is proposing to extend the lateral north and then east to serve the new office 
and caretaker dwelling (see Exhibit 4J). Where the lateral breaks east to serve the proposed 
development, the applicant has proposed for the line to continue northward to serve another 
property (see Exhibit 4J). However, the City of Scappoose Public Works Director's referral 
comment (Exhibit 17) and the recommended Conditions of Approval require that each property 
be serviced by its own meter. The Public Works Director's comment also requested that the vault 
for the fire water system be located near the proposed water meter. The recommended 
Conditions of Approval will require the applicant to relocate the vault accordingly. Section 
17 .154.105 is satisfied. 

17.154.107 Erosion Controls. 
A. Any time the natural soils are disturbed and the potential for erosion exists, measures shall be 
taken to prevent the movement of any soils off site. The public works director shall determine if 
the potential for erosion exists and appropriate contra/ measures. 
B. The city shall use the city's public works design standards as the guidelines for erosion control. 

Finding: The applicant submitted an Erosion & Sediment Control Plan (Exhibit 4D), which will be 
reviewed for conformance during construction document review. Section 17.154.107 is satisfied. 

17.154.120 Utilities. 
A. All utility lines including, but not limited to those required for electric, communication, lighting 
and cable television services and related facilities shall be placed underground, except for surface 
mounted transformers, surface mounted connection boxes and meter cabinets which may be 
placed above ground, temporary utility service facilities during construction, high capacity electric 
lines operating at fifty thousand volts or above, and: 

1. The applicant shall make all necessary arrangements with the serving utility to provide 
the underground services; 
2. The city reserves the right to approve location of all surface mounted facilities; 
3. All underground utilities, including sanitary sewers, water lines, and storm drains 
installed in streets by the applicant, shall be constructed prior to the surfacing of the 
streets; and 
4. Stubs for service connections shall be Jong enough to avoid disturbing the street 
improvements when service connections are made. 

B. The applicant for a subdivision shall show on the development plan or in the explanatory 
information, easements for all underground utility facilities, and: 

1. Plans showing the location of all underground facilities as described herein shall be 
submitted to the public works director for review and approval; and 
2. Above ground equipment shall not obstruct visual clearance areas for vehicular traffic. 

Finding: There is an existing overhead powerline between the Crown Z Trail and Scappoose­
Vernonia Highway that is proposed to remain (see Exhibit 4J). All new utility lines will be installed 
underground (see Exhibit 4J). Section 17.154.120 is satisfied. 
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A. Except as provided in subsection C of this section, whenever an applicant requests more than 
one approval and more than one approval authority is required to decide the applications, the 
proceedings shall be consolidated so that one approval authority shall decide all applications in 
one proceeding. 
B. In such cases as stated in subsection A of this section, the hearings shall be held by the approval 
authority having original jurisdiction over one of the applications under Section 17.164.110, in the 
following order of preference: the council, the commission, or the planner. 
C. Where there is a consolidation of proceedings: 

1. The notice shall identify each action to be taken; 
2. The decision on a plan map amendment shall precede the decision on the proposed zone 
change and other actions. Plan map amendments are not subject to the one hundred 
twenty-day decision making period prescribed by state law and such amendments may 
involve complex issues. Therefore, the planner shall not be required to consolidate a plan 
map amendment and a zone change or other permit applications requested unless the 
applicant requests the proceedings be consolidated and signs a waiver of the one hundred 
twenty-day time limit prescribed by state law for zone change and permit applications; 
and 
3. Separate actions shall be taken on each application. 

D. Consolidated Permit Procedure. 
1. Use of the consolidated permit procedures described in this section shall be at the 
election of the applicant. 
2. When the consolidated procedure is elected, application and fee requirements shall 
remain as provided by resolution approved by the council. If more than one permit is 
required by this title or other ordinance to be heard by the planning commission or city 
council, each such hearing shall be combined with any other permit also requiring such 
hearing. The standards applicable to each permit by this or any other ordinance shall be 
applied in the consolidated procedures to each application. 
3. In a consolidated proceeding, the staff report and recommendation provided by the 
planner shall be consolidated into a single report. 
4. All rules and ordinances of the city not in conflict with this section shall apply in a 
consolidated permit procedure. 

Finding: The applicant has requested a consolidated application for CPMA (Exhibit lA), ZC 
(Exhibit 2A), SDR (Exhibit 2B), SLDP-Floodplain (Exhibit 2C), SLDP-Wetlands (Exhibit 2DD), and 
SLDP-Fish and Riparian Corridor Overlay (Exhibit 2E). On their own, these application types 
would have three different approval authorities with SLDP being reviewed by the Planner, SDR 
being reviewed by the Planning Commission, and CPMA and ZC being reviewed by the City 
Council. However, since the applicant submitted a consolidated application, the entire 
consolidated application will be reviewed for approval by the City Council, as the highest approval 
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authority. Approving SDR is a limited land use decision subject to Chapter 17.164 and Oregon 
Revised Statutes (ORS) 197.195. Approving the other application types are quasi-judicial 
decisions subject to Chapter 17.162. The consolidated application will be processed as a quasi­
judicial decision since it provides more opportunities for public participation and the procedures 
for quasi-judicial decisions necessitate public hearings, which are not allowed in limited land use 
decisions. Section 17,162.021 is satisfied. 

17.162.025 Noticing Requirements 
A. Notice of a pending quasi-judicial public hearing shall be given by the planner in the following 
manner: 

1. At least twenty days prior to the scheduled hearing date, or if two or more hearings are 
scheduled, ten days prior to the first hearing, notice shall be sent by mail to: 

a. The applicant and all owners or contract purchasers of record of the property 
which is the subject of the application; 
b. All property owners of record or the most recent property tax assessment roll 
within three hundred feet of the property which is the subject of the notice plus 
any properties abutting proposed off-site improvements. 
c. Any governmental agency or utility whose property, services or facilities may be 
affected by the decision. The reviewing City Staff shall determine the extent of 
notice to public agencies or utilities based on perceived interest or impact; noticed 
agencies may include: 

i. Columbia County Land Development Services; 
ii. Columbia County Road Department; 
iii. Oregon Department of Transportation (ODOT); 
iv. ODOT Rail Division; 
v. Portland & Western Railroad; 
vi. Scappoose Rural Fire Protection District; 
vii. Port of St. Helens; 
viii. Oregon Department of Aviation; 
ix. Scappoose School District; 
x. Columbia County Soil Conservation District; 
xi. Scappoose Drainage Improvement Company; or 
xii. Any other affected agencies as identified by the planner; 

d. Acknowledged neighborhood planning organizations, if active; 
e. Any person who requests, in writing; and 
f. The appellant and all parties to an appeal. 

2. At least thirty-five days before the initial hearing on adoption of any proposal to amend 
the comprehensive plan map or zoning map, notice shall be sent to the Department of 
Land Conservation and Development; 

3. Notice of a hearing on a proposed zone change for a manufactured home park shall be 
given to tenants of that manufactured home park at least twenty days but no more than 
forty days prior to the hearing; and 
4. The planner shall cause an affidavit of mailing of notice to be filed and made a part of 
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B. For all quasi-judicial decisions requiring a public hearing, the applicant shall post signs provided 
by the planner displaying notice of the pending hearing at least fourteen days prior to the date of 
the hearing. One sign shall be required for each three hundred feet, or part thereof, of frontage 
of the subject property on any street. The content, design, size and location of the signs shall be 
as determined by the planner to assure that the information is legible from the public right-of­
way. As a precondition to a hearing, the applicant shall file an affidavit of such posting with the 
planner no less than ten days prior to the hearing. 
C. For all quasi-judicial decisions requiring a public hearing, at least ten days prior to the hearing, 
notice shall be given in a newspaper of general circulation in the city. An affidavit of publication 
shall be made part of the administrative record. 

Finding: Using the most recent property tax assessment roll, notice of this application was mailed 
to every property owner within 300 feet of the entire subject site on June 30, 2025. The applicant 
has provided a signed affidavit certifying that onsite noticing has been posted as of June 26, 2025, 
consistent with the requirements of this section. Notice of the hearing was published in the June 
27, 2025 edition of the Columbia County Spotlight. The public has until July 9, 2025 at 5:00 pm to 
provide a written public comment. As of the date of this report, no members of the public have 
submitted written comment. A land use action referral was sent to the City of Scappoose City 
Manager, Public Works Director, and Chief of Police; Columbia County Building Official, Public 
Works Director, and General Services Director; DLCD, ODOT, DSL, and ODFW; Scappoose Rural 
Fire Protection District; and Columbia River PUD have been provided an opportunity to review 
and comment on the proposal. The City Engineer's comments are incorporated throughout this 
report. Section 17.162.025 is satisfied. 

17.162.090 Approval authority responsibilities. 
A. The planner shall have the authority to approve, deny or approve with conditions the following 
applications: 

[ ... } 

[ ... ] 
7. Sensitive land permits (for applications not subject to planning commission approval) 
pursuant to Chapter 17.84, Chapter 17.85, Chapter 17.86, and Chapter 17.89; and 
[ ... ] 

D. Upon appeal or recommendation, the city council shall conduct a public hearing in the manner 
prescribed by this chapter and shall have the authority to approve, deny or approve with 
conditions the following development applications: 

[. .. ] 
2. Quasi-judicial plan and zone amendments, including overlay zones; 
[ ... } 

Finding: See findings to Section 17.162.021. Since this application includes a proposal for CPMA 
and ZC, City Council will be the approval authority for the entire consolidated application. Staff 
has written this staff report and will present it to the Planning Commission, who will make a 
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recommendation to the City Council, who will be the final decision maker. Section 17.162.090 is 
satisfied. 

Section 17.162.140 Decision process. 
A. The decision shall be based on: 

1. Proof by the applicant that the application fully complies with: 
a. Applicable policies of the city comprehensive plan; and 
b. The relevant approval standards found in the applicable chapter(s) of this title, 
the public works design standards, and other applicable implementing ordinances. 

B. Consideration may also be given to: 

[ ... ] 

1. Proof of a substantial change in circumstances or a mistake in the comprehensive plan 
or zoning map as it relates to the property which is the subject of the development 
application; and 
2. Factual oral testimony or written statements from the parties, other persons and other 
governmental agencies relevant to the existing conditions, other applicable standards and 
criteria, possible negative or positive attributes of the proposal or factors in subsections 
(A) or {8}{1} of this section. 

Finding: The applicant has submitted a complete proposal for a Comprehensive Plan Map 

Amendment, Zone Change, Site Development Review, and three Sensitive Lands Development 

Permits (Floodplain, Wetlands, and Fish and Riparian Corridor Overlay). Findings related to the 

approval criteria have been addressed within this staff report. The recommended Conditions of 

Approval are included to ensure the satisfaction of all applicable approval criteria and the 
requirements of other governmental agencies. Section 17.162.140 is satisfied. 

Scappoose Comprehensive Plan 

POLICIES FOR ECONOMICS 

1} Make sufficient suitable land available for the anticipated expansion of commercial and 
industrial activities identified in the Scappoose EOA. 

Finding: The subject site is currently zoned LI and designated on the Comprehensive Plan Map as 

Industrial. The proposed CPMA and ZC (see Exhibits lA & 2A) would result in the site being zoned 

EC with a Commercial designation. Both the existing and proposed zones and designations allow 

for economic and business activities; see Sections 17.68.030, 17.70.030, and 17.70.040. However, 

the EC zone allows for more uses and a greater variety of uses than the LI zone, which provides 

for a more flexible expansion of economic activities. The need for commercial land is 

substantiated by the adopted 2011 EOA10, which indicates a need for 104 gross acres of 

1° City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
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commercial land that has not yet been met by a UGB expansion. Scappoose Comprehensive Plan 

Policies for Economics #1 is satisfied. 

2) Encourage the preservation, improvement and renewal of the existing business district of the 

City so that it will be allowed to play a role as a center of economic and civic activity for the entire 

community. 

[ ... ] 
Finding: The subject site considered for rezoning and redesignation is within the City's existing 

business district as an industrial site. Rezoning it to EC and redesignating it to Commercial is an 

improvement to the city's business district because the EC zone allows for more uses and a 

greater variety of uses than the LI zone, which provides for a more flexible expansion of economic 

activities. Using the applicant's proposed mini-storage facility as an example, the LI zone caps the 

mini-storage facility at a maximum of 3 acres; see Section 17.70.040{G), whereas the EC zone 

does not place a limit on the facility size. Maximizing the highway-adjacent economic land in the 

UGB is an improvement to the city's business district. Scappoose Comprehensive Plan Policies for 

Economics #2 is satisfied. 

4) Encourage the expansion of employment opportunities within the urban area, so residents can 

work within their community. 

[ ... ] 

Finding: The EC zone and Commercial designation allow for more uses and a greater variety of 

uses than the LI zone and Industrial designation. This permits a wider range of development 

opportunities and therefore in general, more employment opportunities. Scappoose 

Comprehensive Plan Policies for Economics #4 is satisfied. 

16} Protect industrial, airport-related and commercially designated areas for their intended uses 

as identified in the Scappoose Economic Opportunities Analysis. 

[ ... ] 

Finding: The proposed CPMA (Exhibit 1A) responds to a change in land need in Scappoose since 

the current 2011 EOA was adopted. The adopted 2011 EOA11 indicated a need for 269 gross acres 

of industrial land over the 2010-2030 planning horizon. A UGB expansion to address this deficit 

has occurred since then and the East Airport Annexation was approved in 2017, which brought 

in 343 acres of land zoned PUA, the majority of which has an EAE overlay that is intended to 

provide sites that can support light industrial uses. Therefore, the City has a surplus of industrial 

land, as supported by the unadopted 2023-2043 EOA in final draft form, which is expected to be 

11 City of Scappoose, Economic Opportunities Analysis1 2011, page 3. 
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adopted in fall 2025. With a surplus of industrial land and a deficit of commercial land, the 

proposed redesignation is in conformance with this section. Scappoose Comprehensive Plan 
Policies for Economics #16 is satisfied. 

Scappoose Comprehensive Plan 

POLICIES FOR THE COMMERCIAL LAND USE DESIGNATION 

1) Make sufficient land available for the anticipated expansion of commercial and industrial 
activities. 
[ ... ] 

Finding: The adopted 2011 EOA12 indicated a need for 269 gross acres of industrial land over the 

2010-2030 planning horizon. A UGB expansion to address this deficit has occurred since then and 

the East Airport Annexation was approved in 2017, which brought in 343 acres of land zoned 

PUA, the majority of which has an EAE overlay that is intended to provide sites that can support 

light industrial uses. Therefore, the City has a surplus of industrial land, as supported by the 

unadopted 2023-2043 EOA in final draft form, which is expected to be adopted in fall 2025. 

According to the 2011 EOA13, the City has a 104 gross acre deficit of commercial land that has not 

been addressed by a UGB expansion. Seeing that there is a surplus of industrial land and a deficit 

of commercial land, the proposed redesignation from Industrial to Commercial allows for 

sufficient land for the anticipated expansion of these land use types. Scappoose Comprehensive 

Plan Policies for the Commercial Land Use Designation #1 is satisfied. 

4) Locate business activities in clusters for the convenience of the public to be served rather than 
scattered or mixed with non-commercial land uses. 
[ .. ,] 

Finding: The subject site proposed for Commercial redesignation is adjacent to Columbia River 

Highway and Scappoose-Vernonia Highway, two major corridors in the Scappoose and Columbia 

County transportation network. The subject site is also corner adjacent to land designated as 

Commercial (see Exhibit 1A), which would expand the continuous commercial core. A roofing 

contractor and a truck repair shop are among the adjacent uses to the subject site and are both 

compatible in the EC zone. Scappoose Comprehensive Plan Policies for the Commercial Land Use 
Designation #4 is satisfied. 

10} Not expand the amount of commercially-zoned land until sufficient in-filling has occurred in 
vacant areas. 

12 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
13 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 



CPMA 1-25; ZC 1-25; SDR 1-25; SLDP 1-25, 2-25, 3-25 
Ofstad Self Storage 

July 3, 2025 

Finding: While there are some vacant commercial properties within the UGB, there remains a 

known deficit of commercial land as supported by the 2011 EOA14. No UGB expansion has 

occurred since then to address the deficit. Scappoose Comprehensive Plan Policies for the 

Commercial Land Use Designation #10 are satisfied. 

[ ... ] 

Oregon Administrative Rules 660-009-0010 

APPLICATION 

(4) For a post-acknowledgement plan amendment under OAR chapter 660, division 18, that 
changes the plan designation of land in excess of two acres within an existing urban growth 
boundary from an industrial use designation to a non-industrial use designation, or an other 

employment use designation to any other use designation, a city or county must address all 

applicable planning requirements, and: 
( a) Demonstrate that the proposed amendment is consistent with its most recent 

economic opportunities analysis and the parts of its acknowledged comprehensive plan 

which address the requirements of this division; ar 

(b) Amend its comprehensive plan to incorporate the proposed amendment, consistent 

with the requirements of this division; or 

(c) Adopt a combination of the above, consistent with the requirements of this division. 

Finding: The applicant is proposing a Comprehensive Plan Map Amendment of the subject site 

from Industrial to Commercial (see Exhibit lA), triggering this requirement. The adopted 2011 

EOA1s indicated a need for 269 gross acres of industrial land over the 2010-2030 planning 

horizon. A UGB expansion to address this deficit has occurred since then and the East Airport 
Annexation was approved in 2017, which brought in 343 acres of land zoned PUA, the majority 

of which has an EAE overlay that is intended to provide sites that can support light industrial uses. 

Therefore, the City has a surplus of industrial land, as supported by the unadopted 2023-2043 

EOA in final draft form, which is expected to be adopted in fall 2025. According to the 2011 EOA16
, 

the City has a 104 gross acre deficit of commercial land that has not been addressed by a UGB 

expansion. Seeing that there is a surplus of industrial land and a deficit of commercial land, the 

proposed redesignation from Industrial to Commercial is consistent with the adopted EOA in 

conformance with item a above. The proposal conforms with the Scappoose Comprehensive Plan 

Policies for Economics, as discussed in the findings to those policies. The applicant's proposed 

CPMA (Exhibit lA) also addresses item b above as the Amendment is in conformance with OAR 

Division 660, including OAR 660-012-0060, the Transportation Planning Rule. Detailed findings to 

14 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
15 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
16 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
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the Transportation Planning Rule can be found in the findings to OAR 660-012-0060. OAR 660-
009-0010(4) is satisfied. 

Oregon Administrative Rules 660-012-0060 

PLAN AND LAND USE REGULATION AMENDMENTS 

(1) If an amendment ta a functional plan, an acknowledged comprehensive plan, or a land use 
regulation (including a zoning map) would significantly affect an existing or planned 
transportation facility, then the local government must put in place measures as provided in 
section (2) of this rule, unless the amendment is allowed under section {3}, {9} or {10} of this rule. 

A plan or land use regulation amendment significantly affects a transportation facility if it would: 

[ ... ] 

(a) Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map errors in an adopted plan); 
{b} Change standards implementing a functional classification system; or 

(c) Result in any of the effects listed in paragraphs {A} through {C) of this subsection based 
on projected conditions measured at the end of the planning period identified in the 

adopted TSP. As part of evaluating projected conditions, the amount of traffic projected 
to be generated within the area of the amendment may be reduced if the amendment 
includes an enforceable, ongoing requirement that would demonstrably limit traffic 
generation, including, but not limited to, transportation demand management. This 
reduction may diminish or completely eliminate the significant effect of the amendment. 

{A} Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility; 

(B) Degrade the performance of an existing or planned transportation facility such 
that it would not meet the performance standards identified in the TSP or 
comprehensive plan; or 

{C) Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in the TSP 
or comprehensive plan. 

Finding: As part of the City's SO-Year Plan long-range planning project, the City is proposing to 

rezone and redesignate several parcels within the UGB, including the subject site. The applicant 

desired to have the redesignation and rezone to their property completed on their application 

timeline rather than the City's project timeline, which is why the CPMA and ZC are included in 

the applicant's request. The City completed a TPR analysis (Exhibit 7) for all impacted parcels, 

including the applicant's parcel, described in the Analysis as TL 2701. Commercial zoning and land 

uses tend to generate more trips than industrial zoning and land uses. The adopted 2016 TSP 

anticipated the subject site to have industrial zoning and uses and so the TS P's assumption of the 

trips associated with this site reflects that. To account for this, the TPR analysis recommends 
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enacting a trip cap of 999 daily trips to the site (see Exhibit 7, p. 16). The TPR analysis, including 

the trip cap, has been vetted and acknowledged by ODOT as being a valid method of mitigation. 
The applicant has accepted the 999 daily trip cap (see Exhibit 3, p. 15) and a restrictive covenant 
to this effect shall be recorded in the Columbia County deed records, which is included in the 

recommended Conditions of Approval. Given that the proposed development is anticipated to 
generate 76 daily weekday trips (see Exhibit 6, p. 1), the proposed trip cap will not inhibit the 

proposed development. OAR 660-012-0060(1) is satisfied. 

OREGON STATEWIDE PLANNING GOALS17 

Goal 1: Citizen Involvement 

Goal 1 calls for "the opportunity for citizens to be involved in all phases of the planning process." 

It requires each city and county to have a citizen involvement program containing six components 

specified in the goal. It also requires local governments to have a committee for citizen 

involvement {CCI} to monitor and encourage public participation in planning. 

Finding: This application complies with the citizen involvement processes included in the City's 
acknowledged Comprehensive Plan and Chapter 17.162 of the Development Code, which are 
consistent with Statewide Planning Goal #1. The Planning Commission and City Council will hold 
public hearings on the proposal prior to adopting any amendments to the Comprehensive Plan 

Map or Zoning Map. Notice of the application and quasi-judicial hearing was mailed to property 

owners within 300 feet of the subject site on June 30, 2025, posted in the June 27, 2025 edition 
of the Columbia County Spotlight, and posted on the subject site in accordance with Chapter 
17.162. Citizens may submit written or verbal testimony regarding the proposed Map 

Amendment. This process allows for citizens to communicate their input into the amendment 
review conducted by the City. For this application, the Planning Commission hearing date is July 
10, 2025 and the City Council's hearing date is August 4, 2025. Statewide Planning Goal #1 is 

satisfied. 

Goal 2: Land Use Planning 
Goal 2 outlines the basic procedures of Oregon's statewide planning program. It says that land 

use decisions are to be made in accordance with a comprehensive plan, and that suitable 

"implementation ordinances" to put the plan's policies into effect must be adopted. It requires 

that plans be based on ''factual information"; that local plans and ordinances be coordinated with 

those of other jurisdictions and agencies; and that plans be reviewed periodically and amended 

as needed. Goal 2 also contains 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 

17 Note: All policies used for the Goals are sourced from "A Summary of Oregon's Statewide Planning Goals", available 

at https:/lwww.oreqon.gov/led/OP /Docu ments/qoalssummary.pdf. 
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Finding: The procedural framework requirements for the proposed CPMA and ZC are contained 

in the Development Code, which involve assessment of the application's merits, notice to 

affected parties, and public hearings. The proposal is to amend the Comprehensive Plan Map 

(see Exhibit 1A) and rezone a parcel within City limits (see Exhibit 2A). Notice of the proposed 

CPMA and ZC has been provided to the DLCD and other agencies as required. The referral 

comments received are included as Exhibits 11-17 and enforced by the recommended Conditions 

of Approval. The City's decision is based on findings of fact contained in this staff report. 
Statewide Planning Goal #2 is satisfied. 

Goal 9: Economy of the State 

Goal 9 calls for diversification and improvement of the economy. It asks communities to inventory 

commercial and industrial lands, project future needs for such lands, and plan and zone enough 
land to meet those needs. 

Finding: The applicant is proposing a Comprehensive Plan Map Amendment of the subject site 

from Industrial to Commercial (see Exhibit 1A). The adopted 2011 EOA18 indicated a need for 269 

gross acres of industrial land over the 2010-2030 planning horizon. A UGB expansion to address 

this deficit has occurred since then and the East Airport Annexation was approved in 2017, which 

brought in 343 acres of land zoned PUA, the majority of which has an EAE overlay that is intended 

to provide sites that can support light industrial uses. Therefore, the City has a surplus of 

industrial land, as supported by the unadopted 2023-2043 EOA in final draft form, which is 

expected to be adopted in fall 2025. According to the 2011 EOA19, the City has a 104 gross acre 

deficit of commercial land that has not been addressed by a UGB expansion. Seeing that there is 

a surplus of industrial land and a deficit of commercial land, the proposed redesignation from 

Industrial to Commercial is consistent with the City's desire to balance various types of economic 

land need. Statewide Planning Goal #9 is satisfied. 

Goal 12: Transportation 

The goal aims to provide "a safe, convenient and economic transportation system." It asks for 

communities to address the needs of the "transportation disadvantaged." 

Finding: As part of the City's SO-Year Plan long-range planning project, the City is proposing to 

rezone and redesignate several parcels within the UGB, including the subject site. The applicant 

desired to have the redesignation and rezone to their property completed on their application 
timeline rather than the City's project timeline, which is why the CPMA and ZC are included in 

the applicant's request. The City completed a TPR analysis (Exhibit 7) for all impacted parcels, 

18 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
19 City of Scappoose, Economic Opportunities Analysis, 2011, page 3. 
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including the applicant's parcel, described in the Analysis as TL 2701. Commercial zoning and land 
uses tend to generate more trips than industrial zoning and land uses. The adopted 2016 TSP 
anticipated the subject site to have industrial zoning and uses and so the TS P's assumption of the 

trips associated with this site reflects that. To account for this, the TPR analysis recommends 
enacting a trip cap of 999 daily trips to the site (see Exhibit 7, p. 16). The TPR analysis, including 

the trip cap, has been vetted and acknowledged by ODOT as being a valid method of mitigation. 
The applicant has accepted the 999 daily trip cap (see Exhibit 3, p. 15) and a restrictive covenant 
to this effect shall be recorded in the Columbia County deed records, which is included in the 

recommended Conditions of Approval. Statewide Planning Goal #12 is satisfied. 

RECOMMENDATION 
Based on the Findings of Fact and the materials submitted by the applicant, staff recommends 
that the Planning Commission recommend that the City Council approve CPMA 1-25: ZC 1-25: 
SOR 1-25: SLOP 1-25, 2-25, 3-25, subject to the following conditions: 

GENERAL 

1. This approval authorizes the Planner to redesignate the subject site (further described as 
Columbia County Assessor Map #3201-C0-02701) to Commercial on the Comprehensive 
Plan Map and rezone the site to Expanded Commercial on the Zoning Map. 

2. This approval authorizes the construction of a mini-storage facility with a caretaker 
dwelling and associated site amenities as depicted on the plans provided in Exhibits 4A-
4T. Approval of this Site Development Review shall be effective until August 18, 2026. 

3. This approval authorizes certain components of this development proposal to partially 
occur in the regulated floodplain, wetlands, and fish and riparian corridor overlay as 
identified in the Civil Site Plan (Exhibit 4E). The start of construction shall occur prior to 
February 14, 2026 unless the Planner grants an extension per Section 17.84.230{B). 

4. The applicant shall pay all applicable review and inspection fees as well as system 
development charges at the time of building permit issuance. 

5. The applicant shall obtain all applicable building, electrical, plumbing, and mechanical 
permits prior to the start of construction. 

6. The applicant, all future users, and all combined uses of the subject site (further described 
as Columbia County Assessor Map #3201-C0-02701) shall not be permitted to generate 
more than 999 average daily trips. This "trip cap" shall be monitored through 
development review. Appropriate trip generation information, based on the Institute of 
Transportation Engineers Trip Generation Manual, will be required prior to any use of the 
property to ensure this cap is not exceeded. The applicant shall record a restrictive 
covenant in the Columbia County deed records detailing the limitations of the trip cap 



CPMA 1-25; ZC 1-25: SDR 1-25; SLDP 1-25, 2-25, 3-25 
Ofstad Self Storage 

July 3, 2025 

prior to final occupancy inspection and shall provide a copy of the recorded document to 
the City for its records. 

SENSITIVE LANDS 

7. The applicant shall construct all buildings within the 100-year floodplain using materials 
and practices that are resistant to flood damage. 

8. The applicant shall install all utilities that are within the 100-year floodplain with 
watertight joints and manholes or otherwise preventative of floodwater infiltration, per 
Chapter 17.84 and Oregon Plumbing Specialty Code to be verified during plumbing 
permitting and construction inspection. 

9. The applicant shall anchor all buildings within the 100-year floodplain to prevent flotation, 
collapse, and lateral movement. 

10. The applicant shall elevate all buildings within the 100-year floodplain at least 1 foot 
above the base flood elevation. 

11. The applicant shall verify that the net effect of excavation and filling operations (onsite) 
constitutes no positive change in fill volume, as certified by a registered professional 
engineer (post construction), for any fill that is placed within the regulated 100-year 
floodplain. 

12. The applicant shall provide an Elevation Certificate for each building partially or 
completely within the 100-year floodplain following foundation construction and again 
upon completion of the structures prior to final occupancy inspection. 

13. The applicant shall erect erosion control fencing around all identified wetlands, both 
adjacent creeks, and the soil stockpile area prior to beginning construction activities. 

14. The applicant shall maintain a 25-foot buffer area around Wetland Band a 50-foot buffer 
area around Wetland A and adjacent to Alder Creek and South Scappoose Creek, except 
the applicant shall be allowed to install storm water swales, as depicted on Exhibit 4E. No 
additional impacts to the wetlands or the 50-foot riparian buffer shall be permitted unless 
a new Sensitive Lands - Wetlands or Fish and Riparian Corridor Development Permit is 
approved. 

15. The applicant shall replace all vegetation removed from the 50-foot fish and riparian 
corridor overlay with native vegetation prior to final occupancy inspection. The 
replacement vegetation shall cover, at minimum, the area from which vegetation was 
removed. 
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16. The applicant shall install landscaping and screening substantially in conformance with 
the Parking & Landscape Plan (Exhibit 4K) prior to final occupancy inspection. 

17. The applicant shall provide signage and striping for all accessible parking spaces in 
accordance with the ODOT Standards for Accessible Parking (2023) and Chapter 11 of the 
Oregon Structural Specialty Code prior to final occupancy inspection. 

18. The applicant shall label all parking spaces using permanent paint. Standard parking 
spaces shall have a minimum width of 9 feet and a length of 18 feet and compact spaces 
shall have a minimum width of 8.5 feet and a length of 15 feet. The applicant shall install 
wheel stops or curbs along the boundaries of the parking lot and adjacent to interior 
landscape and sidewalk areas. All interior drives and access aisles shall be clearly marked 
and signed to show direction of flow and maintain vehicular and pedestrian safety. 
Parking spaces adequate to meet the requirements of the proposed uses shall be 
completely improved to City standards and available for use prior to final occupancy 
inspection. 

19. The applicant shall provide site lighting that is designed to deflect light away from streets 
and neighboring properties prior to final occupancy inspection. Fixture height, light type, 
and lighting levels shall function as to assure compatibility with neighboring land uses. 
Shields shall be incorporated as necessary to minimize glare and to focus lighting to its 
intended area (Dark Sky approach). Lighting shall meet Illuminating Engineering Society 
standards to ensure safety and visibility on site. The applicant shall submit a final site 
lighting and photometric plan for approval by the City Engineer prior to building permit 
issuance. 

20. The applicant shall comply with applicable State and Federal requirements of the 
Americans with Disabilities Act. 

21. The applicant shall install the proposed driveway in conformance with the Scappoose 
Public Works Design Standards and Columbia County road standards, as applicable, prior 
to final occupancy inspection. 

22. The applicant shall apply for a Sign Permit with the City of Scappoose prior to installing 
any new signs on their site. 

UTILITIES AND STREET IMPROVEMENTS 

23. The applicant shall submit plans for streets, utilities, and other public infrastructure that 
have been prepared by a registered professional engineer, licensed in the State of 
Oregon, and adhere to the applicable Scappoose Municipal Codes, utility Master Plans, 
and Scappoose Public Works Design Standards. All applicable improvements shown in the 
construction documents shall be referenced vertically to the NAVO 88 datum and 
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horizontally to the NAD 1983 HARN State Plane Oregon North FIPS 3601 (Intl Feet). 

24. Prior to approval of final construction plans, the applicant shall submit detailed plans for 
storm drainage, sanitary sewage collection, and water distribution that incorporate the 
requirements of this land use decision, Scappoose Municipal Code, Scappoose Public 
Works Design Standards {current ODOT/APWA "Oregon Standard Specifications for 
Construction" and the current "Oregon Standard Drawings") to the City for review and 
approval. 

25. The applicant shall obtain a right-of-way permit from the City of Scappoose for all public 
improvements along with an engineer's estimate including administration fees, sign an 
Improvement Agreement, and include a performance bond for all proposed public 
improvements, per Section 17.154.130. The applicant shall also obtain a construction 
permit from Columbia County for any work completed in the right-of-way and submit a 
traffic control plan to the applicable agencies for approval prior to the start of work. All 
trench cuts shall follow Columbia County standards for restoration {minimum bury depth 
of 30 inches from finished grade to the top of pipe; minimum 3 feet of surface restoration 
on either side of the trench; and minimum 4 inches of pavement restoration or to match 
existing conditions, whichever is greater.) 

26. The applicant shall obtain a fill and grading permit from the City for site grading, including 
the installation of any necessary erosion control measures, per the standards set forth in 
the Scappoose Public Works Design Standards and Specifications. Erosion control 
measures shall be reviewed and approved by the City Engineer and the Oregon 
Department of Environmental Quality as part of an Erosion Control Plan. The applicant 
shall submit an acceptable Erosion Control Plan meeting DEQ requirements and City of 
Scappoose Public Works Design Standards, Section 2.0051. The applicant shall submit a 
copy of the approved NPDES 1200-C permit prior to construction if the disturbed area 
exceeds one acre. 

27. The applicant shall negotiate and establish a reciprocal access easement agreement with 
Columbia County and the owner of Tax Lot 1800. The applicant shall also negotiate and 
establish a utility easement agreement with Columbia County and the owner of Tax Lot 
1800. Easement documents must be submitted to the City for review and approval prior 
to recording. Easement recordation must occur prior to the start of construction and 
copies of recorded easements shall be provided to the City for its records. 

28. The applicant's registered professional surveyor shall verify with the City that monuments 
have been either undisturbed or reestablished following the completion of street 
improvements and prior to final occupancy approval. 

29. The applicant shall install any street signs related to traffic control or street names that 
the City Engineer requires, prior to final occupancy approval. The materials and labor 
costs of installing signs shall be the responsibility of the applicant. 
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30. The applicant shall provide a final stormwater report prepared by a professional engineer 
demonstrating that the proposed development's stormwater management is consistent 
with the Public Works Design Standards. Prior to final occupancy, the applicant shall sign 
and record a stormwater access easement and maintenance covenant for City records. 

31. The applicant shall obtain an access permit from Columbia County for access onto 
Scappoose-Vernonia Road, pursuant to Columbia County Ordinance 96-6 and Ordinance 
2006-4 prior to construction occurring. 

32. The applicant shall adjust the proposed scheme for signage such that signs advise users 
of the Crown Z Trail to be aware that oncoming traffic does not stop, in accordance with 
MUTCD, the Columbia County Public Works Department comments (Exhibit 14), which 
shall be included in the construction document plan set and approved by Columbia 
County, prior to issuance of a building permit. 

33. The applicant shall include Columbia County as a permitting agency of note, as applicable, 
on all future plan submissions, in addition to City of Scappoose. 

34. The applicant shall use thermoplastic striping for the proposed Crown Z Trail crosswalk. 

35. The applicant shall locate the vault with double check detector assembly and inline flow 
meter (Kamstrup with remote read) for the fire water system near the proposed water 
meter location. 

36. The applicant shall establish separate metered services for each development/property. 
One metered service may serve no more than one property. 

37. The applicant shall apply coating to the manhole if determined necessary by the Public 
Works Director or City Engineer. 

38. The applicant shall provide a pdf and AutoCAD copy of the as-built public improvement 
plans verified by survey in accordance with the PWDS prior to issuance of the water meter 
for the site. The City also requests a pdf and AutoCAD copy of the final onsite utilities to 
update the City GIS information. 

Fl RE LI FE SAFETY 

39. The applicant shall install onsite fire hydrants where required by the Scappoose Rural Fire 
Protection District. 

40. The applicant shall maintain a fire apparatus access road on all drive aisles to be approved 
by the Scappoose Rural Fire Protection District. 

41. The applicant shall install address numbers on the office building at a height that is not 
obstructed by passenger vehicles, delivery trucks, landscaping, or other obstructions. 
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Address numbers shall not be affixed to glass windows or doors. The address numbers 
shall be a minimum 18 inches tall by with a 3-inch stroke and contrasting background. The 
applicant shall also install or rely on an existing monument sign that is visible from 
Scappoose-Vernonia Highway. Address numbers are required on the sign and shall be a 
minimum 12 inches tall by with a 2-inch stroke. 

42. The applicant shall adhere to any applicable code requirements for occupancy as 
designated per the Oregon Fire Code and Oregon Structural Specialty Code. 
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Exhibit 2A 

Zone Change - Comp Plan Map Amendment Application 

Scappoose Planning Department 

52610 NE 1st St.; Scappoose, OR 97056 I (503} 543 - 7184 I www.scappoose.gov 

NOTICE TO APPLICANT: On original application form, please print legibly using black/dark blue ink or type or 
complete electronically. Applicants are advised to review the list of submittal requirements and 
recommendations indicated on each land use application form and in the applicable code section prior to 
submitting an application. Applicants are also advised to schedule a pre-application meeting with staff prior to 
submitting their land use application. INCOMPLETE APPLICATIONS WILL NOT BE PROCESSED UNTIL THE 
PLANNING DEPARTMENT RECEIVES ALL REQUIRED SUBMITTAL MATERIALS. 

TRACKING INFORMATION (for office use only} 

Application submittal Includes: 

□ 2 hard copies □ Electronic submittal □ Fee 

Date submitted with payment: _______ _ Receipt#: ______ _ 

SITE LOCATION & DESCRIPTION 

Tax Map and Tax Lot #(s)-=:3=2-=:0....:.1_-C=0_::-0=-:2=-:7c...::0=--1'---------- ----------------

Frontage Street or Address 53026 NW THORNTON DR SCAPPOOSE OR 97056 Nearest Cross Street Scappoose Vernonia Highway 

Current Zoning Light Industrial Current Comprehensive Plan Map Designation_ln_d_u_s_tr_ia_l _______ _ 

Requested Zoning Expanded Commercial Requested Comprehensive Plan Map Designation _C_o_m_m_e_r_c_ia_l _____ _ 

Site Size _9._39 _____ ,[g acres D sq. ft. Dimensions _ ________ _____________ _ 

REASON FOR REQUEST (or list benefits.) Originally requested by property owner Keith Settle. Additionally, a 

self-storage facility will not be financially feasible within the (LI) zone (given the 3 acre limit). Please see attached 

land use narrative for more arguments, benefits and information. 

OWNERSHIP AND APPLICANT INFORMATION {Property owner signature must be a wet-ink signature. If the property 

is under-going o change of ownership, proof of purchase or purchase contract must be provided if property owner of record is not the 

signing party.) 

Property ownerlsl: Name(s) Keith and Christy Settle (selling to Adam Ofstad) 

B 
. N OXBO, Inc. usmess ame ___________________________________ _ 

City Scappoose State OR Zip 97056 Mailing Address PO Box 1148 

Phone # 503-543-6696 Fax # _ _______ __ Email Address keith@oxboinc.com 

Does the owner of this site also own any adjacent property? IXI Yes D No {If yes, please list tax map ond tax lots) 

Property Owner(s) Signature(s) _ _____ ___________ Date: _____ _______ _ 

{If more than one property owner, please attach additional sheet with names and signatures.) 

Zone Change Application Rvs. 2024-Sept. Page 1 of 3 



Applicant: Name Adam Ofstad 

Business Name _T.:...=:B.=D;__ _____ ________________ _______________ _ 

Mailing Address 50038 Columbia River Hwy City Scappoose State OR Zip 97056 

Phone# 503-358-3717 Fax# Email Address aofstad@msn.com 

Applicant's Signature .4 ~ -----------D-ate: 11/18/2024 

Applicant's interest in property __ S_to_r_a_.g.._e_fa_c_il_it"'"y ________ _ __________ _________ _ 

DETAILED SITE INFORMATION 

Are any of the following present on site? If so, please specify the number of acres and/or percentage of site affected. 

Floodplain._2_3_.5_%_o _____ Wetlands.--=5'-''¾-"-o _______ Significant Natural Resources. ________ _ 

Cultural Resources ______ Airport Noise Contours _______ Slopes greater than 15% _ _____ _ 

Water Provider: R] City of Scappoose O Well 

Does the site have access to a City street?~ Yes O No {Please explain): _T-'-'-'-h-"-o-'--'rn-'-'t:..::oc...nccD=...:..:ri-'-v-"e ________ __ _ 

Does the site have access to County road(s)?l8l Yes O No {Please explain): Scappoose Vernonia Highway 

Are there existing structures on the site? ~ Yes O No (If Yes, indicate what type below) 

STRUCTURES: Are any of the following structures present on the site? (If so, please specify the number of each type of building, and if any 
of the buildings are in the 100-year floodplain, please write FLOODPLAIN} 

D Single Family Residence(s) #: ___ _____ _ !iii Commercial Building(s):_1..:....... _ ____ ___ _ 

D Barn or Other Agricultural Building(s) #:. ____ _ D Other ________________ _ 

D Industrial Building(s) #: __________ _ 

D Accessory Building(s) #:. __________ _ 

PRESENT USES ON SITE: Describe the current uses on site and the approximate acreage of each use on site. 

Use: Approximate Acres: 

Cinnamon Tree Building (leased office) .25 

BUSINESSES: Is any business being operated on the property/properties? 

D Yes IXI No {If Yes, describe) ___ __________ _ ______ _______________ _ 

Zone Change Application Rvs. 2024-Sept. Page 2 of 3 



Scappoose Planning Department 
33568 E. Columbia Ave. Scappoose, OR 97056 

Phone: 503-543-7184 Fax: 503-543-7182 

www.ci.scappoose.or.us 

SITE DEVELOPMENT REVIEW APPLICATION 

Exhibit 2B 

NOTICE TO APPLICANT: On original application form, please print legibly using black/dark blue ink or type. Applicants are 
advised to review the list of submittal requirements and recommendations indicated on each land use application form and in 
the applicable code section prior to submitting an application. Applicants are required to schedule a pre-application meeting 
with the staff prior to submitting final application. INCOMPLETE APPLICATIONS Will NOT BE PROCESSED UNTIL THE 
PLANNING DEPARTMENT RECEIVES All REQUIRED SUBMITTAL MATERIALS. REFER TO SUBMITTAL CHECKLIST PAGE. 

TRACKING INFORMATION (For Office Use Only) 

Application Submittal Includes: 

D 2 Hard Copies Required (Initial Submittal) D Electronic Submittal OFee 

D 7 Hard Copies Required (Final Submittal, once deemed complete by City Planner) 

Dote Submitted with payment: _ _____ _ Receipt#: ____ _ 

File# _ __________ ______ Hearing Date _____ _ _ ______ _ ___ _ 

SITE LOCATION & DESCRIPTION 

Tax Map #(s)_,.3,..,2"""0..L1-:..,,C,_,O.,__ _ ____ _______ Tax lot #(s)_,_0""2.,_7""'0_._1 ___ _ _ ____ _ _ ___ _ 

Frontage Street or Address NW Thorton Drive and Crown Zellerbach Road 

Nearest Cross Street Columbia River Highway and Crown Zellerbach Road 

Plan Designation..uln.,.,d..,.u.,.swlrJ.l,ia .... l ___ __ Zoning Light Industrial Site Size..,,9,..,3.,,9,__ ____ _ _ IZ) acres D sq. ft. 

Dimensions Please see attached drawings 

SUMMARY OF REQUEST 

Proposed Project Name . ..,O.,,,f"'s"'lawdwS..ue:alfwSu.lu..awra:iig.i<e,__ ___ ___ ___ Estimated Valuation $..:4...,5..u.i,M:I.IJH'"'lio...,nu._ ____ _ 

Project Type/Narrative Summary: {Provide a brief summary and specify project type: Single-Family Residential {SFR), Multi-
family Residential {MFR), Accessory Dwelling Unit (ADU), Commercial, Industrial, Mixed Use) __________ _ 

Commercial self storage project with 11 storage buildings (various unit sizes) and an office w/ attached caretaker 

residence. Also applying for a zone change to Expanded Commercial to allow for the full facility size. 

Is a variance requested? 0 Yes 0 No (If yes, identify what type of request) D Minor Variance D Major Variance 

NOTE: Procedures and applicable criteria for variances may be found in SOC Chapter 17.134 

Subject to previous land use approval? 0 Yes 0 No File No. _ _ ____ ____ (attach copy of Notice of Decision) 

Site Development Review Application Rvs. 2022-Dec.05 Page 1 of 14 



SITE DEVELOPMENT REVIEW APPLICATION 

(CONTINUED) 

Landscaping (sq. ft.) ________ _ Paving (sq. ft.) _____ _ 

# of Parking Spaces~-------- # of Accessible Parking Spaces~------

NOTE: If a residential project is proposed, a Residential Density Calculation Worksheet must be submitted. 

If Mixed Use, please specify types of uses and approximate percentages of overall site area in each use: 

Commercial _____ % Industrial _____ % Residential _____ % 

If Commercial or Industrial: list# of non*residential buildings and square footage of each; 11 B11ildinas 11 880 Sf 3 505 Sf 

9 860 Sf 9 765 Sf 10 465 Sf /2) 12 oo Sf 11 520 Sf 3 280 Sf 3 ooo Sf 400 Sf 

DETAILED SITE INFORMATION 

Are any of the following present on site? If so, please specify the number of acres and/or percentage of site affected. 

Floodplain 96 274 Sq El Wetlands 23 085 Sq Ft Riparian Corridors,_1u2s:5w0.ll0,ll01Jssiq,1-11ft ______ _ 

Cultural Resources. ______ Airport Noise Contours. ______ Slopes greater than 20%. ______ _ 

Water Provider: 0 City of Scappoose D Well 

Does the site have access to City street(s)? ~ Yes □ No (Please explain): _______________ _ 

Does the site have access to County road(s)? 0 Yes C No (Please explaln): _______________ _ 

Are there existing structures on the site? [!] Yes C No {If Yes, briefly explain future status of structures.)~E~x=js=tiw□~a ___ _ 

unused commerclal structure to be removed. 

OWNERSHIP AND APPLICANT INFORMATION (Property owner signature must be a wet-ink signature. If the property 

is under-going a change of ownership, proof of purchase or purchase contract must be provided If property owner of record Is 
not the signing party.) 

Property Owner(s): Name(s).r,K.ee!llltbw,a111nud.-Cab1Lri"'s"fyc..,So,ee,t.uUe"----------------------­

Business Name.~=~---------------------------------

Mailing Address-'p_,o,,.,..B,.,o,.x...,1-'1~4~a _______ City Scappoose State.,,O,.R~-- Zip 97056 

Phone # 503-543-6696 Fax#, ___________ Email Address keith@oxboinc com 

Does the owner of this site also own any adjacent property? t] Yes [!] No {If Yes, please list tax map and tax lots) ___ _ 

Property Owner(s) Signature(,)!,-J;.:=~~~--_:::.~~====--------- Date: / / ·- 2 5 - 2 9-' 
(If more than one property owner, please attach additional sheet with names and signatures,) 
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Applicant: Name,.BJJl111Ll.ill'1lllL _______________________________ _ 

Business Name Pro A1Jtomotive & Diesel (Storage b1JSioess name IBO) 

Mailing Address 50038 Coh1mbia River Highway City Scappoose State~O~R~ __ Zip 97056 

Phone# 503-987-4000 Fax# ____________ Email Address aofstad@mso com 

Applicant's Signature _________________________ Date: ________ _ 

Applicant's interest in property Development of self-storage facility 

Additional Project Team Members 

Applicant's Representative: Contact NameJM=attubue~w=A~l"e"'xa .. owd..,e.ar _____________________ _ 

Business Name Lower Coh1mbia Engineering 

City St Helens State.,_o,,R,._ __ Zip 97051 Mailing Address 58640 McN11lty Way 

Phone # 503-366-0399 Fax # ___________ Email Address matt@columbiaengr com 

Civil Engineer: Contact Name.8Jldrfil\t..Nrnr□L ___________________________ _ 

Business Name I ower Coh1mbia Engineering 

Mailing Address 58640 McNulty Way City St Helens State.,O.,,R"'---__ Zip 97051 

Phone # 503-366-0399 Fax# ___________ Email Address andrew@eoh 1mbiaengr com 

Architect: Contact Name ___________________________________ _ 

Business Name, ______________________________________ _ 

Mailing Address _______________ City ________ State _____ Zip _____ _ 

Phone # ___________ Fax # ___________ Email Address ____________ _ 

Landscape Architect: Contact Name, _______________________________ _ 

Business Name ______________________________________ _ 

Mailing Address ______________ City, _________ State ____ Zip. ______ _ 

Phone # ____________ Fax # ___________ Email Address ___________ _ 

Additional Personnel: 

Role ______________ Contact Name _______________________ _ 

Business Name ______________________________________ _ 

Mailing Address _________________ ,City ________ State ____ Zip _____ _ 

Phone # ____________ Fax # ___________ Email Address ___________ _ 
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Scappoose Planning Department 
33568 E. Columbia Ave. Scappoose, OR 97056 

Phone: 503-543-7184 Fax: 503-543-7182 

www.ci.scappoose.or.us 

SENSITIVE LANDS- FLOODING DEVELOPMENT PERMIT APPLICATION 

Exhibit 2C 

NOTICE TO APPLICANT: On original application form, please print legibly using black/dark blue ink or type. Applicants are 
advised to review the list of submittal requirements and recommendations indicated on each sensitive lands development 
permit application form and in the applicable code section prior to submitting an application. Applicants are required to 
schedule a pre-application meeting with the staff prior to submitting final application. INCOMPLETE APPLICATIONS WILL NOT 
BE PROCESSED UNTIL THE PLANNING DEPARTMENT RECEIVES ALL REQUIRED SUBMITTAL MATERIALS. REFER TO SUBMITTAL 
CHECKLIST PAGE. 

TRACKING INFORMATION (For Office Use Only} 

Application Submittal Includes: 

0 3 Hard Copies Required {Initial Submittal) 0 Electronic Submittal OFee 

D 7 Hard Copies Required (Final Submittal, once deemed complete by City Planner) 

Date application submitted: ______ _ Amount of Fee paid: _ _ _ _ Receipt It: ____ _ 

Date accepted as complete: ___ ___ _ 

SITE LOCATION & DESCRIPTION 

Tax Map #(s)..,,3""2""'0..,_1-..,,C'--"O'--_ __________ Tax Lot #{s)..,0""2"-7""'-01..,__ _______ _____ _ 

Frontage Street or Address 53026 NW Thornton Dr. Scappoose, OR 97056 /fronts Scappoose-Vernonia Highway) 

Nearest Cross Street Scappoose Vernonia Highway and Columbia River Highway 

Plan Designation. _______ _ _ Zoning,~L=I _______ Site Size . ..,9,,.,.3,,..,9'------ - 0 acres O sq. ft. 

Dimensions, ____ _ ________________________ _ ___ _ __ _ 

SUMMARY OF REQUEST 

Proposed Project Name . ...,O"-'f""s-'-"ta.,,d'--'S"'e,.,_lf,._,S~t.,.o"-'ra..,.gl--'e'------ -----Estimated Valuation $...,1....,2=-'0'-"0"'0""0"-"0'------­

Project Type/Narrative Summary: (Provide a brief summary and specify project type: Single-Family Residential (SFR), Multi­
Family Residential (MFR), Accessory Dwelling Unit (ADU}, Commercial, Industrial, Mixed Use) The proposed commercial 

project is a self-storage facility. The schematic site plan includes 11 self-storage buildings of varying sizes as well as 

1,300 square foot building for security and maintenance of the facility. 

Is a variance requested? 0 Yes 0 No (I/yes, identify what type of request) 0 Minor Variance O Major Variance 

NOTE: Procedures and applicable criteria for variances may be found in SOC Chapter 17.134 

Subject to previous land use approval? D Yes ~ No File No. _ _______ __ (attach copy of Notice of Decision) 



landscaping (sq. ft.) -2-6-8~6-0-3 _____ _ Paving (sq. ft.) ~1~1~0-0-0-0 ___ _ 

# of Parking Spaces ~5~-------- # of Accessible Parking Spaces~------

NOTE: If a residential project is proposed, a Residential Density Calculation Worksheet must be submitted. 

/{Mixed Use, please specify types of uses and approximate percentages of overall site area in each use: 

Commercial _____ % Industrial ______ % Residential ______ % 

If Commercial or Industrial: list# of non-residential buildings and square footage of each; 12 Buildings: 11,247 Sf1 4,600 Sf, 

9,860 Sf. 9.765 Sf. 10.465 Sf. (2) 12.00 Sf. 11.880 Sf. 2. 106 Sf. 1.785 Sf. 1,750 Sf and 1.300 Sf (office/residence) 

DETAILED SITE INFORMATION 

Are any of the following present on site? If so~ please specify the number of acres and/or percentage of site affected. 

Floodplain 96.274 Sq Ft Wetlands 23.085 Sq Ft Riparian Corridors-2~8~,2~4~1~S-q~F~t~------

Cultural Resources. _______ Airport Noise Contours _______ Slopes greater than 20% ______ _ 

Water Provider: It] City of Scappoose D Well 

Does the site have access to City street{s)? 0 Yes □ No {Please explain): iNLW~TLh~o~r~n~to~n~D~r~iv~e~---------

Does the site have access to County road(s)? 0 Yes □ No (Please explain): Scappoose Vernonia Highway and 

Columbia River Highway 

Are there existing structures on the site?[!] Yes □ No (If Yes, briefly explain future status of structures.)~E~x~is~it~in~g~----

structure to be removed. 

APPLICANT AND OWNER INFORMATION (Property owner signature must be a wet-ink signature. If the property is 

under-going a change of ownership, proof of purchase or purchase contract must be provided if property owner of record is not 

the signing party.) 

Applicant NameiA~d~a~m=O~fs~t~ad~-------------------------------

Mailing Address 50038 Columbia River Highway City Scappoose State~O~R~ __ Zip 97056 

Phone# 503-987-4000 Fax # _____________ Email Address aofstad@msn.com 

Applicant's Signature_-,-c_-.. l,,'-c:---------------------Date: ---------

Property Owner Name Keith and Christy Settle 

Mailing Address.iP~O~B~o~x~11L4~8~ _______ City Scappoose State~O~R~ ___ Zip 97056 

Phone# 503-543-6696 Fax# ____________ Email Address keith@oxboinc.com 

Property Owner Signature ________________________ Date:. _________ _ 

(If more than one property owner, please attach additional sheet with names and signatures.) 



Scappoose Planning Department 
33568 E. Columbia Ave. Scappoose, OR 97056 

Phone: 503-543-7184 Fax: 503-543-7182 
www.ci.scappoose.or.us 

Exhibit 2D 

SENSITIVE LANDS - WETLANDS DEVELOPMENT PERMIT APPLICATION 

NOTICE TO APPLICANT: On original application form, please print legibly using black/dark blue ink or type. Applicants are 
advised to review the list of submittal requirements and recommendations indicated on each sensitive lands development 
permit application form and in the applicable code section prior to submitting an application. Applicants are required to 
schedule a pre-application meeting with the staff prior to submitting final application. INCOMPLETE APPLICATIONS WILL NOT 
BE PROCESSED UNTIL THE PLANNING DEPARTMENT RECEIVES ALL REQUIRED SUBMITTAL MATERIALS. REFER TO SUBMITTAL 
CHECKLIST PAGE. 

TRACKING INFORMATION (For Office Use only) 

Application Submittal Includes: 

D 3 Hard Copies Required (Initial Submittal) D Electronic Submittal OFee 

D 7 Hard Copies Required (Final Submittal, once deemed complete by City Planner) 

Date application submitted: ______ _ Amount of Fee paid: ___ _ Receipt II: ____ _ 

Date accepted as complete: _ _ ____ _ 

SITE LOCATION & DESCRIPTION 

Tax Map #(s),...,3=2=0~1~-C"""'O,...._ ___________ Tax Lot #(s) . ...,0=2,..,__7=0..,_1 _____________ _ 

Frontage Street or Address 53026 NW Thornton Dr. Scappoose, OR 97056 /access via Scappoose-Vernonia HighwC 

Nearest Cross Street Scappoose Vernonia Highway and Columbia River Highway 

Plan Designation. ________ _ Zoning,...,L=I _______ Site Size~9_.3_9 ______ 0 acres D sq. ft. 

Dimensions Varies, see site plans 

SUMMARY OF REQUEST 

Proposed Project Name . ...,O"'f""s,.,.ta.,,d'"'S"'e,.,_lf'""S""t"'o..,ra..,.g.,.e.__ _________ Estimated Valuation $ .... 1....,2=.,0..,0.,.0"'0"'0"-------

Project Type/Narrative Summary: {Provide a brief summary and specify project type: Single-Family Residential {SFR), Multi­
Family Residential (MFR), Accessory Dwelling Unit (ADU), Commercial, Industrial, Mixed Use) The proposed commercial 

project is a self-storage facility. The schematic site plan includes 11 self-storage buildings of varying sizes as well as 

1300 square foot building for security and maintenance of the facility. 

Is a variance requested? D Yes 0 No (I/yes, identify what type of request) D Minor Variance D Major Variance 

NOTE: Procedures and applicable criteria for variances may be found in SOC Chapter 17.134 

Subject to previous land use approval? □ Yes [!] No File No. __________ (attach copy of Notice of Decision) 



landscaping (sq. ft.) ~2~6~8~6~0~3~----­

# of Parking Spaces 05~---------

Paving (sq. ft.) ~1~1~0~0~0~0 ___ _ 

# of Accessible Parking Spaces~------

NOTE: If a residential project is proposed, a Residential Density Calculation Worksheet must be submitted. 

If Mixed Use, please specify types of uses and approximate percentages of overall site area in each use: 

Commercial _____ % Industrial ______ % Residential ______ % 

If Commercial or Industrial: List# of non-residential buildings and square footage of each; 12 Buildings. 11,247 Sf, 4,600 Sf, 

9,860 Sf. 9.765 Sf, 10.465 Sf. (2) 12.00 Sf. 11.880 Sf, 2.106 Sf. 1.785 Sf. 1.750 Sf and 1.300 Sf (office/residence) 

DETAILED SITE INFORMATION 

Are any of the following present on site? If so, please specijy the number of acres and/or percentage of site affected. 

Floodplain 96.274 Sq Ft Wetlands 23.085 Sq Ft Riparian Corridors,~2c,8,..."'24~1~S~qLF~t~-------

Cultural Resources _______ Airport Noise Contours. _______ Slopes greater than 20% ______ _ 

Water Provider: 0 City of Scappoose D Well 

Does the site have access to City street(s)? 0 Yes □ No (Please explain}: ~N~W~T~h~o~r~n~to~n~D~r~iv~e~---------

Does the site have access to County road{s)? 0 Yes □ No (Please explain): Scappoose Vernonia Highway via 

Thornton Drive 

Are there existing structures on the site? 0 Yes D No (If Yes, briefly explain future status of structures.)-E~x-is~i~ti-ng~----

Cinnamon Tree structure and gravel parking lots to be removed. 

APPLICANT AND OWNER INFORMATION (Property owner signature must be a wet-ink signature. If the property is 

under-going a change of ownership, proof of purchase or purchase contract must be provided if property owner of record is not 

the signing party.) 

Applicant Name~A~d~a~m~O=fsilta~d~-------------------------------

Mailing Address 50038 Columbia River Highway City Scappoose State.~O~R~ __ Zip 97056 

Phone# 503-987-4000 Fax#. _____________ Email Address aofstad@msn.com 

Applicant's Signature_-,-C_,-</,7'-. &--------------------Date: _________ _ 

Property Owner Name Keith and Christy Settle 

Malling Address~P~O~B~o~x~1~1~4~8~------- City Scappoose State.~O~R~--- Zip 97056 

Phone# 503-543-6696 Fax # ____________ Email Address keith@oxboinc.com 

Property Owner Signature ________________________ Date: _________ _ 

(If more than one property owner, please attach additional sheet with names and signatures.) 



Scappoose Planning Department 
33568 E. Columbia Ave. Scappoose, OR 97056 

Phone: 503-543-7184 Fax: 503-543-7182 

www.ci.scappoose.or.us 

SENSITIVE LANDS - FISH AND RIPARIAN CORRIDOR OVERLAY 

DEVELOPMENT PERMIT APPLICATION 

Exhibit 2E 

NOTICE TO APPLICANT: On original application form, please print legibly using black/dark blue ink or type. Applicants are 
advised to review the list of submittal requirements and recommendations indicated on each sensitive lands development 
permit application form and in the applicable code section prior to submitting an application. Applicants are required to 
schedule a pre-application meeting with the staff prior to submitting final application. INCOMPLETE APPLICATIONS WILL NOT 
BE PROCESSED UNTIL THE PLANNING DEPARTMENT RECEIVES ALL REQUIRED SUBMITTAL MATERIALS. REFER TO SUBMITTAL 
CHECKLIST PAGE. 

TRACKING INFORMATION (For Office Use Only) 

Application Submittal Includes: 

0 3 Hard Copies Required (Initial Submittal) 0 Electronic Submittal OFee 

0 7 Hard Copies Required (Final Submittal, once deemed complete by City Planner) 

Date application submitted: ______ _ Amount of Fee paid.· ___ _ Receipt#: ____ _ 

Date accepted as complete: ______ _ 

SITE LOCATION & DESCRIPTION 

Tax Map #(s),~3=2=0~1~-C=O~ ____________ Tax Lot #(s)~0=2~7~0~1 ______________ _ 

Frontage Street or Address 53026 NW Thornton Dr. Scappoose. OR 97056 /fronts Scappoose-Vernonia Highway) 

Nearest Cross Street Scappoose Vernonia Highway and Columbia River Highway 

Plan Designation. ____ _____ Zoning,~L~I _______ Site Size.~9=.3=9~------ 0 acres O sq. ft . 

Dimensions ____________________ ______ _____ _____ _ 

SUMMARY OF REQUEST 

Proposed Project Name~O=f=st"'a.,,d_,S=e=lf'--'S=t..,,o.,_,ra.,.g..,.e,__ _________ Estimated Valuation $-'1'-"2=0=0=0=0=0,,_ ____ _ 

Project Type/Narrative Summary: (Provide a brief summary and specify project type: Single-Family Residential (SFR), Multi­
family Residential (MFR), Accessory Dwelling Unit (ADU), Commercial, Industrial, Mixed Use) The proposed commercial 

project is a self-storage facility. The schematic site plan includes 11 self-storage buildings of varying sizes as well as 

1300 square foot building for security and maintenance of the facility. 

Is a variance requested? 0 Yes 0 No(// yes, identify what type of request) D Minor Variance D Major Variance 

NOTE: Procedures and applicable criteria for variances may be found in SOC Chapter 17.134 

Subject to previous land use approval? g:::j Yes ~ No File No. ________ __ (attach copy of Notice of Decision) 



landscaping (sq. ft.) ~2~6~8~6~0~3~----­

# of Parking Spaces ~5~---------

Paving (sq. ft.) ~1~1~0~0~0~0 ___ _ 

# of Accessible Parking Spaces~------

NOTE: If a residential project is proposed, a Residential Density Calculation Worksheet must be submitted. 

/(Mixed Use, please specify types of uses and approximate percentages of overall site area in each use: 

Commercial _____ % Industrial ______ % Residential ______ %. 

If Commercial or Industrial: list II of non*residential buildings and square footage of each; 12 Buildings: 11,247 Sf, 4,600 Sf, 

9,860 Sf, 9,765 Sf, 10,465 Sf, (2) 12,00 Sf, 11,880 Sf, 2,106 Sf, 1,785 Sf, 1,750 Sf and 1,300 Sf (office/residence) 

DETAILED SITE INFORMATION 

Are any of the following present on site? If so, please specify the number of acres and/or percentage of site affected. 

Floodplain 96,274 Sq Ft Wetlands 23,085 Sq Ft Riparian Corridors.~2~8~,2~4~1~S~g~F~t~-------

Cultural Resources. _______ Airport Noise Contours. _______ Slopes greater than 20%. ______ _ 

Water Provider: 0 City of Scappoose D Well 

Does the site have access to City street(s)? ~ Yes □ No (Please explain): "N~W~T=h~o~rn~to~n~D~r~iv-e~---------

Does the site have access to County road(s)7 [!] Yes □ No {Please explain): Scappoose Vernonia Highway via 

Thornton Drive 

Are there existing structures on the site?~ Yes D No (If Yes, briefly explain future status of structures.)~E~x=is~t~in,,g,_ ___ _ 

Cinnamon Tree structure and gravel parking lots to be removed. 

APPLICANT AND OWNER INFORMATION (Property owner signature must be a wet-ink signature. If the property is 

under~going a change of ownership, proof of purchase or purchase contract must be provided if property owner of record is not 

the signing party.) 

Applicant Name.~A~d=a=m~O=fs=t=ad~-------------------------------

Mailing Address 50039 Columbia River Highway City Scappoose State.~O=R ___ Zip 97056 

Phone# 503-987-4000 Fax# _____________ Email Address aofstad@msn.com 

Applicant's Signature_-;:C::_'t[c-',' 6,--------------------Date: _________ _ 

Property Owner Name Keith and Christy Settle (Selling to Adam Olstad) 

Mailing Address"P_O~B=o=x~1 ~14~8~------- City Scappoose State.~O-R ____ Zip 97056 

Phone# 503-543-6696 Fax# ____________ Email Address keith@oxboinc.com 

Property Owner Signature ________________________ Date: _________ _ 

{If more than one property owner, please attach additional sheet with names and signatures.} 
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Ofstad Self Storage 

Project Overview 

Adam Ofstad (the applicant} is seeking approval from the City of Scappoose to develop a 9.4-acre property located at the 
north end of the City between Highway 30 and the Scappoose-Vernonia Highway. The proposed development is a new 
self-storage facility with 10 storage buildings (414 storage units), an office with attached caretaker residence, and 
associated site improvements. The proposed use assumes a zone change from Light Industrial (LI} to Expanded 
Commercial (EC). 

Figure 1. Vicinity Map 
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• The subject site (Cinnamon Tree Business Park) consists of one 9.4-acre tax lot within Scappoose City limits 

(Columbia County Assessor Map #3201-C0-02701). It has some frontage on the west side of Highway 30, but is 

accessed from the east side of Scappoose-Vernonia Highway, via an access drive (NW Thornton Drive) partially 

located on the adjacent property to the northwest. 

• Existing site improvements include one 8,800-square foot building (built in 1973) and approximately 140,000 

square feet of paving. 
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Ofstad Self Stot·age 

• The current property owner is Keith Settle, who also owns the property directly to the north (which is occupied 
by his business OXBO Mega Transport Solutions). The applicant, Adam Ofstad, intends to purchase the subject 

site from Mr. Settle upon approval of this development application. Mr. Ofstad also owns the property adjacent 
to the southwest side of the subject site, which is occupied by his business PAD Heavy Diesel. 

• The subject site is currently zoned as Light Industrial (LI). This application includes a request to amend the 
Comprehensive Plan and rezone the site to Expanded Commercial (EC), which would allow its use as a self­
storage business. 

• Two adjacent properties to the north and northwest are also zoned Light Industrial and are within the City limits. 

The other northern-abutting property (owned by Mr. Settle) is just outside the City limits and falls within 

Columbia County's M-2 (light industrial) zone. The abutting property to the southwest (owned by Mr. Ofstad) is 
outside the City limits and is zoned M-1 (heavy industrial) by Columbia County. To the west, across Scappoose­

Vernonia Highway, is a residential area within City limits zoned as MH (manufactured homes). The site is kitty­
corner from the City's commercially-zoned business district to the south. 

• The site is separated from Scappoose-Vernonia Highway by the Crown-Zellerbach Trail. 

• The site is bordered on southwest by South Scappoose Creek and contains floodway, floodplain (special flood 
hazard zone AE), and wetland areas. 

Zone Change/Comp Plan Amendment 

• The applicant is requesting a zone change of the site from Light Industrial (LI) to Expanded Commercial (EC), 

which would allow for development of the site with a self-storage facility. Under LI zoning, self-storage facilities 
are limited to 3-acres. Feasibility studies determined a facility of 3-acres or less would not be financially viable. 

• The site is arguably more suitable for commercial development, as it is highly constrained by wetlands, 
floodplain/riparian areas, is located across the street from a residential area, and is adjacent to the city's 
commercially-zoned business district. 

• As described in the narrative, the proposed zone change is supported by the City's draft Economic Opportunity 

Analysis (anticipated to be adopted by mid-2025), which found an oversupply of industrial land and shortage of 
commercial land within the Urban Growth Boundary. 

• The proposed rezone complies with the City's adopted Comprehensive Plan policies related to economic 
development and commercial land uses, as described in the narrative. 

• Based on a transportation analysis commissioned by the City, it has been determined that the proposed zone 
change should be accompanied by a trip cap agreement to comply with the state's transportation planning rule. 

Site Development 

• The development proposal is for 10, one-story pre-engineered metal storage buildings totaling 85,761 square 
feet, plus a one-story stick-built structure totaling 1,300 square feet (total building footprint of 87,061 square 

feet). The stick-built structure will include 500 square feet of office space and 800 square feet dedicated to a 
caretaker residence (see Sheet C3,0 - Civil Site Plan). 

• The buildings will be surrounded by 110,750 square feet of paved vehicle access ways, including a 5-stall parking 
lot (with on accessible space) and two bicycle parking spaces near the site entrance off of Scappoose-Vernonia 

Highway. Site coverage with impervious surfaces will total 197,811 square feet, or 48.4% of the site. 

• The existing building on site will be demolished 

Right-of-way/Public Improvements/Utilities 
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• The subject site has access to Scappoose-Vernonia Highway via NW Thornton Drive, which crosses the adjacent 
property to the north. It is proposed that reciprocal access easements be recorded against both properties to 

allow use of a shared driveway off of Scappoose Vernonia Highway. 

• The applicant proposes sanitary sewer, domestic water, and fire water connections to existing City utilities 

located in Scappoose-Vernonia Highway (see Sheet CS.0 - Utility Plan). 

• All stormwater will be managed on site with two vegetated stormwater swales totaling 8,150 square feet (see 

Exhibit B - Stormwater Report). 

Vehicular Access/Off-Street Parking 
• Vehicle access ways have been designed to provide adequate maneuvering space for customer vehicles and fire­

fighting apparatuses. The Fire Truck Maneuvering Plan (Sheet C7.0) has been reviewed by the Scappoose Rural 

Fire District. 
• The proposed parking area near the site entrance includes 5 off-street parking spaces (including one accessible 

space) and 2 bicycle parking spaces (see Sheet C6.0 -Parking & Landscape Plan). 

Transportation Analysis 
• Determined that the proposed use will generate approximately 76 trips per day, which is well below the 

proposed trip cap of 999 daily trips (ee Exhibit D - Transportation Impact Study letter) 

Landscaping, Screening and Street Trees 

• There are 18,850 square feet of landscaped area proposed for the developed portion of the site and 211,217 

square feet of total open/landscaped area on the entire site (see Sheet C6.0 - Parking & Landscape Plan) 

• A 10-foot-deep landscaped screening/buffering area along the southwestern property line where the site abuts 

the Crown-Zellerbach trail. 

• A 6-foot-tall cedar fence for screening along the same property line. 

• A 6-foot tall cedar fence will screen the trash enclosure from public view (see Sheet C3.1- Enlarged Access 

Plan) 

Lighting 
• A lighting plan has been developed to depict the location of exterior lighting throughout the site (see Sheet C8.0 

- Illumination Plan). 

Sensitive Lands - Flooding Permit 
• Portions of the site fall within the floodway and floodplain (special flood hazard zone AE) per Federal Emergency 

Management Agency (FEMA) Flood Insurance Rate Map (FIRM) 41009C0444D, effective 11/26/2010 (Exhibit H). 

• There are no development activities proposed within floodway 

• Development activities proposed within floodplain (floodway fringe) will meet all relevant criteria (all building 

levels elevated at least 1 foot above base flood elevation, anchoring of buildings to prevent flotation, utilities 

designed to prevent infiltration of floodwater) 

• There is no net fill on site (see Exhibit E -Cut/Fill Memo) 

Sensitive Lands - Fish and Riparian Corridor Permit 
• Encroachment on the SO-foot riparian buffer area has been limited as much as possible. Because the site is so 

constrained, there is a portion of the southern stormwater swale that falls within the riparian buffer. Erosion 
control measures and revegetation with native plants will mitigate potential impacts (see Sheet C4.0 - Overall 
Grading & Stormwater Plan and Sheet D4.0 - Swale Details). 

Sensitive Lands - Wetlands Permit 
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As for the riparian buffer, encroachment on the SO-foot wetlands buffer area has been limited to the extent 

feasible. There is a portion of the northern stormwater swale that falls within the wetland buffer. Erosion 

control measures and revegetation with native plants will mitigate potential impacts (see Sheet C4.0 - Overall 
Grading & Stormwater Plan and Sheet D4.0 - Swale Details). 
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Compliance with Scappoose Municipal and Development Codes 

This section of the narrative demonstrates the project's compliance with all applicable provisions of Chapters 12 and 17 

of the Scappoose Development Code. All text in italics are direct quotes from the code, which are followed by applicant 

responses. 

Chapter 12.10- Visual Clearance Areas 

[ ... ] 

_ 1_2.10.020 .. - . Visual .. dearance .. -__ Req u i_red ........................ ............................................................... ....................... ............................................................ ....................................... .. 

A. A visual clearance area shall be maintained on the corners of all property adjacent to an unregulated intersection of 
two streets, a street and a railroad, or a driveway providing access to a public or private street. 

Response: Please see Sheet C3.0 - Civil Site Plan and Sheet C3.1- Enlarged Access Plan for visual clearance areas at the 
intersection of Scappoose-Vernonia Highway and the improved driveway (Thornton Drive). 

B. A visual clearance area shall contain no vehicle, recreational vehicle, watercraft, parts designed to be affixed to a 
vehicle of any type, hedge, planting, fence, wall structure, sign, or temporary or permanent obstruction that would 
impede visibility between a height of three feet and ten feet above the center line grades of the intersecting streets or 
railroad. 

Response: The applicant understands these requirements. The visual clearance areas will be free of all structures, 
vehicles, plantings, etc. that could impede visibility. Please see Sheet C3.0 - Civil Site Plan and Sheet C3.1- Enlarged 
Access Plan for visual clearance areas at the intersection of Scappoose-Vernonia Highway and the improved driveway 
(Thornton Drive). 

C. Where the crest of a hill or vertical curve conditions contribute to the obstruction of visual clearance areas at a street, 
driveway or railroad intersection, hedges, plantings, fences, walls, wall structures and temporary or permanent 
obstructions shall be further reduced in height or eliminated to comply with the intent of the required visual clearance 
area. 

Response: The applicant understands these requirements and w ill comply if necessary. 

D. The preceding provisions shall not apply to the following: 

1. A public utility pole; 

2. A tree trimmed (to the trunk) to a line at least eight feet above the level of the intersection; 

3. Another plant species of open growth habit that is not planted in the form of a hedge and which is so planted 
and trimmed as to leave at all seasons a clear and unobstructf?d cross-view; 

4. A supporting member or appurtenance to a permanent building lawfully existing on the date this standard 
becomes effective; 

5. An official warning sign or signal; 

6. A place where the natural contour of the ground is such that there can be no cross-visibility at the intersection; 
and 

Lower Columbia Engineering Page 8 of 56 



Ofstad Self Storage 

7. A sign support structure(s) if combined total width is twelve inches or less, and the combined total depth is 
twelve inches or less. (Ord. 820 § 2, 2012) 

Response: Please see Sheet C3.1- Enlarged Access Plan. The proposed design includes traffic signage that will be less 
than 12 inches in width. No other obstructions are proposed within the visual clearance area. This standard is met. 

12.10.030 - Visual clearance area dimensions. 

[ ... ] 
B. Driveway Intersections (see also Figure 12.10.2): 

1. Commercial, Industrial, Institutional, and Multi-Family Developments. Service drives to public or private 
streets shall have a minimum visual clearance area formed by the intersection of the edges of the service drive, 
the street right-of-way line, and a straight line joining said lines through points twenty feet from their 
intersection. No off-street parking shall be located in a service drive visual clearance area. 

Response: Please see Sheet C3.0 - Civil Site Plan and Sheet C3.1- Enlarged Access Plan for visual clearance areas at the 
intersection of Scappoose-Vernonia Highway and the improved driveway (Thornton Drive). No parking stalls are 
proposed within the visual clearance areas. Therefore, this standard is met. 

Chapter 17.22 Amendments to the Title, Comprehensive Plan, and Maps 

[ ... ] 

_17.22.040_App_roval_Criteria_ .............................. .............. .. . 

Planning commission review and recommendation, and Council approval, of an ordinance amending the comprehensive 
plan, the zoning map, or this title shall be based on the following criteria: 

A. If the proposal involves an amendment to the comprehensive plan, the amendment is consistent with the Statewide 
Planning Goals and relevant Oregon Revised Statutes and Administrative Rules; 

Compliance with Statewide Planning Goals 

Statewide Planning Goal 1: Citizen Involvement 

Objective: To develop a citizen involvement program that ensures the opportunity for citizens to be involved in all phases 
of the planning process. 

Response: The process for approval of the proposed zone change will comply with the citizen involvement procedures 
set forth by the City's Comprehensive Plan, which was developed in accordance with all statewide land use planning 
goa ls. Therefore, the zone change process will comply with Goal 1: Citizen Involvement. Citizen involvement elements 
will include: 

• A period for submittal of oral or written comments 

• Publication of staff reports at least one week in advance of public hearings 
• Physical and digital posting of public hearings notices, including those mailed to nearby property owners 

• Public hearings before Planning Commission and City Council, with opportunities for public testimony 

Statewide Planning Goal 2: Land Use Planning 

Objective: To establish a land use planning process and policy framework as a basis for all decision and actions related to 
use of land and to assure an adequate factual base for such decisions and actions. 
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Response: This application will follow the framework and process for zone changes as dictated by the Scappoose 
Municipal Code, which in turn complies with Oregon land use law and statewide planning goals. This application also 
addresses compliance with Oregon administrative rules (OARs) related to land use planning - specifically, OAR 660-009-
0010 - Economic Development (Subsection 4) and OAR 660-012-0060- Transportation Planning Rule. Analyses 
performed by qualified professionals provide a factual basis demonstrating compliance with all relevant criteria. These 
include: 

• A draft Economic Opportunity Analysis, prepared by ECONorthwest for the City of Scappoose in 2023 
(anticipated to be adopted by mid-2025) 

• An evaluation of Transportation Planning Rule (TPR) requirements for several proposed zone changes across the 
City (including the subject parcel), prepared by OKS Associates for the City of Scappoose in February 2025 

• A Transportation Impact Study for the subject parcel's proposed use, prepared by Kittleson & Associates for the 
applicant in March 2025 (see Exhibit D -Transportation Impact Study Letter) 

Statewide Planning Goal 9: Economic Development 

Objective: To provide adequate opportunities throughout the state for a variety of economic activities vital to the health, 
welfare, and prosperity of Oregon's citizens. 

Response: The proposal to rezone the 9.4-acre project site from Light Industrial (LI) to Expanded Commercial (EC) aligns 
with the recommendations of the City's draft Economic Opportunity Analysis (EOA) prepared by ECONorthwest. Based 
on findings from a buildable lands inventory and economic growth forecasts for the City from 2023 to 2043, the draft 
EOA concludes there is an excess of industrially-zoned land and a shortage of commercial land inside the Urban Growth 
Boundary (UGB). Rezoning the subject parcel to EC would help rectify that imbalance and thus support the City's 
economic development goa ls, as well as Statewide Planning Goal 9. 

Statewide Planning Goal 12: Transportation 

Objective: To provide and encourage a safe, convenient and economic transportation system. 

Response: The City's adopted Transportation System Plan (TSP) assumes a low vehicle trip volume for the subject parcel 
area, based on typical trip generation for light industrial uses. The commercial uses allowed under the proposed zone 
change have potential to generate more daily trips, which could negatively impact a system that has not been planned 
to accommodate higher traffic levels. 

To mitigate these potential impacts, it is proposed that a trip cap agreement be recorded against the property as a 
condition of approval for the zone change. This trip cap would be enforced for any use allowed under the new Expanded 
Commercial (EC) zoning. 

Through a transportation analysis of several proposed zone changes across the City (conducted by OKS Associates at 
request of the City), it was determined that imposing a daily maximum cap of 999 vehicle trips would be sufficient to 
mitigate potential negative traffic impacts of the proposed zone change. Thus, the proposed rezone of the subject 
property from LI to EC, in combination with a maximum trip cap agreement for 999 daily vehicle trips, would support the 
statewide transportation goal of providing a safe, convenient and economic transportation system. 

B. The proposal is consistent with the comprehensive plan (although the comprehensive plan may be amended 

concurrently with proposed changes in zoning or this title), the standards of this title, or other applicable implementing 

ordinances; 

Compliance with City of Scappoose Comprehensive Plan 

Comprehensive Plan Policies for Economics 
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1} Make sufficient suitable land available for the anticipated expansion of commercial and industrial activities identified 
in the Scappoose EDA. 

Response: The proposal to rezone the 9.4-acre project site from Light Industrial {LI) to Expanded Commercial {EC) aligns 
with the recommendations of the City's draft Economic Opportunity Ana lysis {EOA) prepared by ECO Northwest. Based 
on findings from a buildable lands inventory and economic growth forecasts for the 20-year period from 2023 to 2043, 
the draft EOA concludes that there is an excess of industrial zoned land and a shortage of commercial land inside the 
Urban Growth Boundary {UGB). Rezoning the subject parcel to EC would help rectify that imbalance and thus comply 
with economic development policy (1). The following is an excerpt from the draft EOA, which is expected to be adopted 
by mid-2025: 

"Based on land demand, Scappoose is forecast to have a 301-gross-acre surplus of industrial land and a 21-gross­
acre deficit of commercial land. While Scappoose has a substantial surplus of industrial land, the deficit of 
commercial land suggests that Scappoose will need to carefully consider actions to accommodate the deficit 
within the existing UGB. 11 (Draft EDA, Executive Summary, pg. ii) 

2) Encourage the preservation, improvement and renewal of the existing business district of the City so that it will be 
allowed to play a role as a center of economic and civic activity for the entire community. 

Response: The subject parcel is adjacent to the northern end of the City's existing business district. Rezoning the parcel 
from Light Industrial (LI) to Expanded Commercial (EC) will expand and improve the business district, drawing additional 
customers to the area with an expanded array of services offered in a relatively compact and accessible center of 
economic and civic activity. 

4) Encourage the expansion of employment opportunities within the urban area, so residents can work within their 
community. 

Response: Rezoning the subject parcel from Light Industrial (LI) to Expanded Commercial (EC) will allow the property 
owner to develop an economically viable use, which will in turn provide local employment. Under its current zoning, the 
site has sat vacant and thus provides no employment. It is likely the case that signific site constraints (such as presence 
of/proximity to wetlands and the floodplain, frontage along a County-owned pedestrian trail, and location across from a 
residentia l area) have impeded development under the current zoning. Thus, the proposed zone change will support the 
expansion of employment opportunities within the UGB. 

16} Protect industrial, airport-related and commercially designated areas for their intended uses as identified in the 
Scappoose Economic Opportunities Analysis. 

Response: Although the subject property is adjacent to other industrially-zoned parcels, it is located at the periphery of 
an industrial area, and the proposed change to Expanded Commercial would not break up any cluster of uses. It also 
does not encroach on any airport-related uses. 

Comprehensive Plan Policies for the Commercial Land Use Designation 

1} Make sufficient land available for the anticipated expansion of commercial and industrial activities. 

Response: As discussed in response to Policies for Economics, the proposed zone change of the subject parcel from Light 
Industrial {LI) to Expanded Commercial {EC) would help rectify a shortage of commercial land and surplus of industrial 
land, as identified by the draft Economic Opportunity Analysis completed in 2023 (anticipated to be adopted by mid-
2025). 

4} Locate business activities in clusters for the convenience of the public to be served rather than scattered or mixed with 
non-commercial land uses. 
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Response: This subject property is located adjacent to the northern end of Scappoose's commercially-zoned corridor 
along Highway 30. Rezoning the parcel from Light Industria l (LI) to expanded Commercial (EC) would expand an existing 
contiguous commercial corridor, rather than creating an island of commercial use amongst non-commercial uses. Thus, 
the proposed zone change supports this policy. 

10} Not expand the amount of commercially-zoned land until sufficient in-filling has occurred in vacant areas. 

Response: While there is a substantial inventory of buildable industrial land with the Scappoose UGB, there is a 
projected deficit of commercial land to accommodate employment growth over the 2023 to 2043 period, according to 
the buildable lands inventory in the draft Economic Opportunity Analysis. Rezoning the subject parcel from industria l to 
commercial will help address that deficit, as well as support land use efficiency by improving development feasibility of 
the site. Thus, it is reasonable to assert that the current level of commercial in-fill ing is sufficient to support the 
expansion of commercially-zoned land within the Urban Growth Boundary (UGB). 

Compliance with Oregon Administrative Rules 

OAR 660-009-0010: Economic Development (Subsection 4) 

For a post-acknowledgement plan amendment under OAR chapter 660, division 18, that changes the plan designation of 
land in excess of two acres within an existing urban growth boundary from an industrial use designation to a non­
industrial use designation, or another employment use designation to any other use designation, a city or county must 
address all applicable planning requirements, and: 

(a) Demonstrate that the proposed amendment is consistent with its most recent economic opportunities 
analysis and the parts of its acknowledged comprehensive plan which address the requirements of this 
division; or 

(b) Amend its comprehensive plan to incorporate the proposed amendment, consistent with the requirements of 
this division; or 

(c) Adopt a combination of the above, consistent with the requirements of this division. 

Response: The proposed rezone from Light Industrial (LI) to Expanded Commercial (EC) is consistent with the City of 
Scappoose's 2023 draft Economic Opportunity Analysis, which is anticipated to be adopted by mid-2025. Based on 
f indings of a buildable lands inventory and economic growth forecasts, the draft EOA concludes that there is an excess of 
industrial zoned land and a shortage of commercial land inside the City's Urban Growth Boundary (UGB). Rezoning this 
parcel to EC would help rectify that imbalance and thus support the City's economic development goals, meeting 
criterion (a) above. 

OAR 660-012-0060: Transportation Planning Rule 

Response: The proposed zone change complies with the Transportation Planning Rule when accompanied by a condition 
of approval that a maximum trip cap agreement be recorded against the property for any future development. For more 
detail, please see the response to Section 17.22.050 (transportation planning rule compliance) below. 

C. The change will not adversely affect the health, safety, and welfare of the community; 

Response: The proposed change in zoning restricts development to commercial uses, which are typically less hazardous 
to public safety than industrial uses. In addition, compliance of any proposed use with all other aspects of the zoning 
code (such as screening and buffering, traffic safety, and protection of environmental resources, for example) will 
ensure the change does not adversely affect the health, safety or welfare of the community. 
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D. The proposal either responds to changes in the community or it corrects a mistake or inconsistency in the 
comprehensive plan, the zoning map, or this title; and 

Response: The proposed zone change responds to a shift in the supply of and demand for different land use types within 
the Scappoose UGB. As found by the City's draft Economic Opportunity Analysis (anticipated to be adopted by mid-
2025), there is a shortage of commercial land and a surplus of industrial land projected for the 20-year period between 
2023 to 2043. This change would contribute toward rectifying that imbalance. 

E. The amendment conforms to Section 17.22.050. {Ord. 828, 2013} 

Response: The proposed zone change complies with the Transportation Planning Rule when accompanied by a condition 
of approval that a maximum trip cap agreement be recorded against the property for any future development. For more 
detail, please see the response to Section 17.22.050 (transportation planning rule compliance) below. 

17 .22.050 Transportation planning rule compliance. 

Proposals to amend the comprehensive plan or zoning map shall be reviewed to determine whether they significantly 
affect a transportation facility pursuant to Oregon Administrative Rule (OAR) 660-012-0060 (Transportation Planning 

Rule - TPR}. Where the City, in consultation with the applicable roadway authority, finds that a proposed amendment 

would have a significant effect on a transportation facility, the City shall work with the roadway authority and the 
applicant to modify the request or mitigate the impacts in accordance with the TPR and applicable law. (Ord. 828, 2013} 

OAR 660-012-0060 Transportation Planning Rule 

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation (including a 
zoning map) would significantly affect an existing or planned transportation facility, then the local government must put 
in place measures as provided in section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10) of 
this rule. A plan or land use regulation amendment significantly affects a transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation facility (exclusive of correction of 
map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or 

(c) Result in any of the effects listed in paragraphs (A) through (CJ of this subsection based on projected 
conditions measured at the end of the planning period identified in the adopted TSP. As part of evaluating 
projected conditions, the amount of traffic projected to be generated within the area of the amendment may be 
reduced if the amendment includes an enforceable, ongoing requirement that would demonstrably limit traffic 
generation, including, but not limited to, transportation demand management. This reduction may diminish or 
completely eliminate the significant effect of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional classification of an existing 
or planned transportation facility; 

(BJ Degrade the performance of an existing or planned transportation facility such that it would not meet 
the performance standards identified in the TSP or comprehensive plan; or 

(CJ Degrade the performance of an existing or planned transportation facility that is otherwise projected 
to not meet the performance standards identified in the TSP or comprehensive plan. 

Response: The Transportation Planning Rule (TPR) requires that a zone change not create a significant effect on the 
surrounding transportation system beyond currently allowed uses. In February 2025, a transportation analysis 
(conducted at the request of the City) evaluated a set of proposed zone changes for compliance with TPR requirements 
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based on potential impact to existing or planned transportation facilities. The analysis found that the proposed zone 
changes - including that for the subject property- could have significant effects on the transportation system (based on 
a threshold of a potential increase in daily trips of more than 400). The subject property is referenced in the report as 
parcel 3201-CO-02701. Excerpted from the analysis: 

"Parcel ID: 3201-C0-02701: Table 1 below provides a summary of the land use and trip generation calculations 
for the parcel with 9.4 total acres changing from LI (Light Industrial) to EC {Expanded Commercial) plan 
designation. The proposed change would result in an increase of up to 2,462 daily trips, 39 AM peak hour trips, 
and 141 PM peak hour trips." 

TABLE 1: 3201-C0-02701 TRIP GENERATION ESTIMATE 

ZONING AND LAND USE 
(ITE CODE) 

SIZE 

DAILY 

EXISTING ZONING - LIGHT INDUSTRIAL 

GENERAL LIGHT INDUSTRIAL (110) 123 KSF 599 

WEEKDAY TRIP GENERATION 

AM PEAK HOUR 

91 

PROPOSED ZONING - EXPANDED COMMERCIAL 

SHOPPING PLAZA WITHOUT SUPERMARKET (821) 49 KSF 3,308 85 

GENERAL OFFICE (710) 25 KSF 271 38 

MULTIFAMILY HOUSING - LOW RISE (220} 90 DU 607 36 

RETAIL PASS-BY TRIP REDUCTION {34%} -1,574 -59 

PROPOSED ZONING TOTAL NET NEW TRIPS 3,061 130 

NET CHANGE EXISTING TO PROPOSED ZONING 2,462 39 

Note: Multifamily housing - low rise based on 24 dwelling units per acre 

PM PEAK HOUR 

80 

254 

36 

17 

-150 

221 

141 

{2) If a local government determines that there would be a significant effect, then the local government must ensure that 
allowed land uses are consistent with the identified function, capacity, and performance standards of the facility 
measured at the end of the planning period identified in the adopted TSP through one or a combination of the remedies 
listed in (a) through (e) below, unless the amendment meets the balancing test in subsection (2)(e) of this section or 
qualifies for partial mitigation in section {11) of this rule. A local government using subsection (2)(e), section {3), section 
{10) or section (11) to approve an amendment recognizes that additional motor vehicle traffic congestion may result and 
that other facility providers would not be expected to provide additional capacity for motor vehicles in response to this 

congestion. 

(a) Adopting measures that demonstrate allowed land uses are consistent with the planned function, capacity, 
and performance standards of the transportation facility. 

(b) Amending the TSP or comprehensive plan to provide transportation facilities, improvements or services 
adequate to support the proposed land uses consistent with the requirements of this division; such amendments 
shall include a funding plan or mechanism consistent with section (4) or include an amendment to the 
transportation finance plan so that the facility, improvement, or service will be provided by the end of the 
planning period. 
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(cJ Amending the TSP to modify the planned function, capacity or performance standards of the transportation 
facility. 

(dJ Providing other measures as a condition of development or through a development agreement or similar 
funding method, including, but not limited to, transportation system management measures or minor 
transportation improvements. Local governments shall, as part of the amendment, specify when measures or 
improvements provided pursuant to this subsection will be provided. 

(eJ Providing improvements that would benefit modes other than the significantly affected mode, improvements 
to facilities other than the significantly affected facility, or improvements at other locations, if: 

(AJ The provider of the significantly affected facility provides a written statement that the system-wide 
benefits are sufficient to balance the significant effect, even though the improvements would not result 
in consistency for all performance standards; 

(BJ The providers of facilities being improved at other locations provide written statements of approval; 
and 

{CJ The local jurisdictions where facilities are being improved provide written statements of approval. 

Response: After establishing the proposed zone change could have significant effects, the multi-property transportation 
analysis determined that imposing a daily maximum of 999 vehicle trips (i.e. a "trip cap") would be sufficient to mitigate 
such impacts. Per communication w ith City staff, this mit igation strategy has been approved by ODOT. It is thus 
proposed that, as a condition of approval for the zone change, a maximum t rip cap agreement be recorded against the 
property. This agreement would be enforced for development of any future use allowed under the new zoning. This 
approach qualifies as a remedy as described by item (a) above. The subject property is referenced in the report as Parcel 
3201-CO-02701 (highlighted in the table below, which has been excerpted from the study) . 

TABLE 9: PARCEL TRIP CAP SUMMARY 

DAILY NET NEW TRIP GENERATION 

PARCEL 

EXISTING ZONING TPR ALLOWED TRIP 
PROPOSED ZONING 

CAP INCREASE 

Parcel ID: 3201-A0-02000 774 400 1,174 

Parcel ID: 3201-A0-02002 394 400 794 

Parcel ID: 3201-C0-02800 443 400 843 

Parcel ID: 3201-C0-02701 599 400 999 

Parcel ID: 3213-C0-04800 302 400 702 

Parcel ID: 3213-C0-04600 216 400 616 

[ ... ] 

(9 J Notwithstanding section (1J of this rule, a local government may find that an amendment to a zoning map does not 
significantly affect an existing or planned transportation facility if all of the following requirements are met. 

(aJ The proposed zoning is consistent with the existing comprehensive plan map designation and the amendment 
does not change the comprehensive plan map; 
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Response: This requirement is not met since the proposed change is not consistent with the City's Comprehensive Plan 
Map designation. Part of this application is a request for a Comprehensive Plan Amendment to align the proposed zone 
change with the Comprehensive Plan map. 

(b) The local government has an acknowledged TSP and the proposed zoning is consistent with the TSP; and 

Response: This requirement is not met since the proposed zone change is not consistent with the City of Scappoose 
adopted TSP assumptions. A trip cap for the subject site is proposed to mitigate traffic impacts related to the proposed 
zone change. The trip cap would limit additional trips beyond what is anticipated by the 2016 TSP to 400 daily trips. 

(c) The area subject to the zoning map amendment was not exempted from this rule at the time of an urban 
growth boundary amendment as permitted in OAR 660-024-0020 (Adoption or Amendment of a UGB)(l)(d), or 
the area was exempted from this rule but the local government has a subsequently acknowledged TSP 
amendment that accounted for urbanization of the area. 

Response: This requirement is not met since the proposed change area was evaluated in the City's adopted 
Transportation System Plan (TSP) under the current Comprehensive Plan designation and zoning. The proposed zone 
change is not consistent with the City of Scappoose adopted TSP assumptions. 

As discussed in response to items (1) and (2), mitigation will be needed as the above requirements are not met by the 
proposed zone change. Excerpted from the mult i-property transportation analysis: 

"The proposed Comprehensive Plan Map amendments and zone changes for all parcels except 3213-C0-04500 
(shown in Table 8) resulted in a trip increase of more than 400 daily trips which indicates a potential significant 

effect for TPR analysis purposes. 

To mitigate potential significant effects on the transportation system from the proposed amendments and zone 
changes to the parcels listed above, the city should impose a limit to the allowable new development on each 
parcel. Future development applications would be limited to an increase of up to 400 daily trips on each parcel 
beyond what is allowed under the current zoning designation. A trip generation estimate with each development 
application would be required to ensure the TPR trip cap for each parcel is not exceeded as shown in Table 9." 

Kittleson & Associates prepared a trip generation analysis for just the subject parcel based on the proposed use as a self­
storage facility (see Exhibit D -Transportation Impact Study Letter). The study estimated that the facility would 
generate approximately 76 new daily t rips. This is well below the trip cap of 999 daily trips that has been proposed by 
the City of Scappoose (and approved by ODOT) to mitigate impacts of a zone change and to comply with the 
Transportation Planning Rule requirements. Excerpted from the site-specific transportation impact study: 

"Trip generation estimates for the proposed self-storage facility were prepared based on information provided in 
the Trip Generation Manual, 11th Edition, published by the Institute of Transportation Engineers (/TE - Reference 
1). /TE land use code 151 (Mini-Warehouse) was used as the basis for the estimates. Table 1 summarizes the 
daily, weekday AM, and weekday PM peak hour trip generation estimates for a typical midweek day. 

Table 1. Trips Generation Estimates 

Land Use 

Mini-Warehouse 

ITE 
Code 

151 

Lower Columbia Engineering 

Size 
(units) 

421 

Weekday 
Daily 

76 

Weekday AM Peak 
Hour 

Total In Out 

5 3 2 

Weekday PM Peak 
Hour 

Total In Out 

7 4 3 
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As shown in Table 1, the proposed self-storage facility is estimated to generate approximately 76 daily trips, 
including 5 trips (3 inbound, 2 outbound) during the weekday AM peak hour and 7 trips (4 inbound, 3 outbound} 
during the weekday PM peak hour. The trips shown in Table 1 are consistent with the City's requirements for a 
traffic letter per the Scappoose Traffic Impact Study Guidelines (Reference 2}. ,, 

Note: The number of units in the submitted proposal has been reduced from the 421 cited in the trip generation 
estimates to 414. A new analysis was not warranted as the lower number of units would not increase the trip estimate. 

[ ... ] 

Chapter 17.68 EC Expanded Commercial 

{ ... } 

17.68.030 Permitted and Conditional Uses ................................... ............................................................................................................................................... .... ············· .......... ............... .......................................... ......................................................... , ............. ...................................... ,, .. 

Use 

{ ... } 
Mini-storage with or without caretaker dwelling Permitted outright1 

[ ... ] 
1/n the expanded commercial zone, except as specifically stated, activities shall be conducted within an enclosed building 
or structure and are subject to Chapter 17.120, Site Development Review. Only these uses and their accessory uses are 
permitted outright. 

Response: The proposed use of mini-storage with a caretaker dwelling is allowed outright in the Expanded Commercial 
(EC) zone. The applicant is applying for a zone change to Expanded Commercial. Therefore, if t he zone change is 
approved, this standard wi ll be met . 

[ ... ] 

(Ord. 877, 2019; Ord. 868, 2018} 

17.68.050 Dimensional requirements - Commercial and mixed-use buildings 
... ,,, ................................................. , ..................................................... ................................................................................. ............... ........... ............................................................................................................................................................ . 

Dimensional Requirements Requirement1 

Minimum lot size Ten thousand square f eet 

Minimum lot width One hundred f eet 

Minimum setback 

Front Yard Shall be a minimum of ten f eet and shall be landscaped 
per Section 17.100.090 

Corner lots and through lots The minimum setback for the side facing the street shall 
be twenty feet 

Side or rear yard None required except thirty feet shall be required where 
abutting a residential zoning district and the planning 
commission may reduce the required yard setback by fifty 
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percent pursuant to Chapter 17.100, Landscaping, 
Screening and Fencing. 

Maximum height No commercial building shall exceed fifty feet in height. 
A mixed-use building shall not exceed sixty feet in height. 
Within fifty feet of a residential zone, no building shall 
exceed thirty-five feet in height. 

Maximum lot coverage The maximum lot coverage shall be ninety percent 
including all buildings and impervious surfaces 

1 Additional requirements shall include any applicable section of this title 

(Ord. 868, 2018; Ord. 634 § 1 Exh. A, 1995} 

Response: Please see Sheet G1.0 - Cover Sheet, Sheet C3.0 - Civil Site Plan and Sheet C6.0 - Parking & Landscape Plan. 
The subject lot's total area is 409,028 square feet with a width of at least 100 feet. A 10-foot-deep setback is proposed 
along the front side of the property (facing Scappoose-Vernonia Highway) which will include a 6-foot-tall cedar wood 
screening fence and screening/buffering plants per Section 17.100.090. A minimum 30-foot setback will be maintained 
on all other sides of the development. The maximum building height will be approximately 25 feet. The proposed 
development will result in a lot coverage of 197,811 square feet or 48.4% of the total property area of 409,028 square 
feet. Therefore, these dimensional requirements are met. 

[ ... } 

Chapter 17.84- Sensitive Lands - Flooding 

[ ... ] 

17.84.030- General provisions. 

A. This chapter shall apply to all special flood hazard areas (Zones A, AE, AO) within the jurisdiction of the city. 

Response: Portions of the subject site fall within special flood hazard area AE (also referred to as the "floodplain") and 
are thus subject to the provisions of this chapter. 

B. The areas of special flood hazard identified by the Federal Insurance Administration in a scientific and engineering 
report entitled the "Flood Insurance Study for Columbia County, Oregon and Incorporated Areas," effective November 26, 
2010, with accompanying Flood Insurance Rate Maps, is adopted by reference and declared to be a part of this chapter. 

The Flood Insurance Study is on file at the Planning Department. 

Response: The areas of special flood hazard for this site are identified in FIRM panel 41009C0444D, revised 11/26/2010 
(see Exhibit H - FIRM Panel). 

C. All new construction and substantial improvements shall be constructed with materials and utilize equipment 
resistant to flood damage. 

Response: All new construction and substantial improvements within the floodplain will be constructed with materials 
and utilize equipment resistant to flood damage. 

D. All new construction and substantial improvements shall be constructed using methods and practices that minimize 

flood damage. 
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Response: All new construction and substantial improvements within the floodplain will be constructed with methods 
and practices that minimize flood damage. 

E. Electrical, heating, ventilation, plumbing and air-conditioning equipment and other service facilities shall be designed 
and/or otherwise elevated or located so as to prevent water from entering or accumulating within the components 
during conditions of flooding. 

Response: All new construction and substantial improvements within the floodplain w ill be constructed using methods 
and practices to minimize flood damage. Utilities located in the floodplain will be watertight or otherwise designed to 
prevent floodwater infiltration (see Sheet CS.O - Utility Plan). These criteria are met. 

F. All new and replacement water supply systems shall be designed to minimize or eliminate infiltration of floodwaters 
into the system in accordance with the state of Oregon Building Codes and Plumbing Code. 

Response: The two new fire hydrants and their water supply line fall within the floodplain. They will be designed and 
installed to prevent floodwater infiltration, in accordance with state bu ild ing and plumbing codes (see Sheet CS.O -
Utility Plan). This criterion is met. 

G. All new construction, all manufactured homes and substantial improvements shall be anchored to prevent flotation, 
collapse and lateral movement of the structure. 

Response: The proposed buildings (buildings A, Band J on Sheet C3.0 - Civil Site Plan) within the floodplain wil l be 
anchored to prevent flotation. This criterion is met. 

H. New and replacement sanitary sewerage systems shall be designed to minimize or eliminate infiltration of floodwaters 
into the systems and discharge from the systems into floodwaters. (Ord. 868, 2018; Ord. 813, 2010; Ord. 809, 2010; Ord. 
634 § 1 Exh. A, 1995} 

Response: No new or replacement sanita ry or sewerage systems are proposed within the floodplain. This criterion is not 
applicable. 

17.84.040 - Permitted Uses. 

{ ... ] 

B. The following uses shall be permitted in special flood hazard areas and shall require a development permit under this 
Chapter in addition to any applicable federal, state or county permits: 

1. Residential zones: A single-family detached dwelling or a single-family manufactured home and their accessory 
uses on lots greater than 20,000 square feet where a structure is to be placed within an area regulated by this 
Chapter; 

2. Commercial and Industrial zones: Permitted uses of the underlying zone and their accessory uses on Jots 
greater than 20,000 square feet where a structure is to be placed within an area regulated by this Chapter; 

3. Installation, reconstruction or improvement of underground utilities or roadway improvements including 
sidewalks, curbs, streetlights and driveway aprons; 

4. Minimal ground disturbance(s) but no landform alterations; 

5. Substantial improvements to existing structures; 

6. Community recreation uses such as bicycle and pedestrian paths or athletic fields or parks; 

7. Public and private conservation areas for water, soil, open space, forest and wildlife resources; and 

8. Public works projects. 
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Response: The proposed use as a self-storage facility falls into category (2) above, as it is a permitted use in a 
commercial zone on a lot greater than 20,000 square feet, with four structures proposed to be placed w ithin an area 
regulated by this chapter. Category (3) also applies, as ut ilities are proposed to be constructed within the floodplain. 

C. A development permit shall be obtained before construction or development begins within any area of special flood 
hazard or drainageway unless specifically allowed in subsection A of this section. The permit shall apply to all structures 

including manufactured homes. (Ord. 868, 2018; Ord. 813, 2010; Ord. 809, 2010; Ord. 740 § 19, 2004; Ord. 636 § 1, 1996; 

Ord. 634 § 1 Exh. A, 1995) 

Response: This Site Development Review (SDR) application is being submitted simultaneously w ith an application for a 
flooding development permit and other required sensitive lands permits. This criterion is met. 

[ ... ] 

17 .84.140 - Standards. 

In Zone A, Zone AE, and Zone AO, the following standards are required: 

A. Anchoring. 

1. All new construction and substantial improvements shall be anchored to prevent flotation, collapse and lateral 
movement of the structure. 

Response: Buildings A, Band J (see Sheet C3.0 - Civil Site Plan), which are all partially or fully within the floodplain, will 

be anchored. 

[ ... ] 

B. Construction Materials and Methods. 

1. All new construction and substantial improvements shall be constructed with materials and utility equipment 
resistant to flood damage. 

2. All new construction and substantial improvements shall be constructed using methods and practices that 
minimize flood damage. 

3. Electrical, heating, ventilation, plumbing and air-conditioning equipment and other service facilities shall be 
designed and/or otherwise elevated or located so as to prevent water from entering or accumulating within the 
components during condition of flooding. 

Response: All new construction proposed within the floodplain will utilize materials and utility equipment resistant to 
flood damage and constructed using methods and practices to minimized flood damage. All utilities located in the 
f loodplain will be watertight or designed to prevent floodwater infiltration. These criteria are met. 

C. Utilities. 

1. All new and replacement water supply systems shall be designed to eliminate infiltration of floodwaters into 

the system. 

Response: Two new fire hydrants with underground water supply lines are proposed to be located within the floodplain 

(see Sheet CS.O - Utility Plan, keynote 10). These systems will be designed and installed to prevent infiltration of 

floodwaters. This criterion is met. 
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2. New and replacement sanitary sewerage systems shall be designed to eliminate infiltration of floodwaters into 
the systems and discharge from the systems into floodwaters. 

Response: No new or replacement sanitary sewerage systems are proposed within the floodplain. Th is criterion is not 
applicable. 

3. Onsite waste disposal systems shall be located to avoid impairment to them or contamination from them 

during flooding, consistent with Oregon Department of Environmental Quality standards. 

Response: No new onsite waste disposal systems are proposed. This criterion is not applicable. 

[ ... ) 

E. New construction and substantial improvement of any residential structure shall have the lowest floor, including 

basement, elevated to one foot or more above base flood elevation. Fully enclosed areas below the lowest floor that are 
subject to flooding are prohibited, or shall be designed to automatically equalize hydrostatic flood forces on exterior 

walls by allowing for the entry and exit of floodwaters. Designs for meeting this requirement shall either be certified by a 
registered professional engineer or shall meet or exceed the following minimum criteria: 

[ ... ] 

Response: The only proposed residential structure (caretaker residence) is not within the floodplain (see Sheet C3.0 -
Civil Site Plan). These criteria are not applicable. 

F. New construction and substantial improvement of any commercial, industrial or other nonresidential structure shall 
either have the lowest floor, including basement, elevated to the level one foot or more above the base flood elevation 
or, together with attendant utility and sanitary facilities, shall: 

1. Be floodproofed one foot or more above the base flood elevation. The structure shall be watertight below the 
base flood elevation with walls substantially impermeable to the passage of water; 

2. Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects of buoyancy; 

3. Be certified by a registered professional engineer or architect that the design and methods of construction are 
in accordance with accepted standards of practice for meeting provisions of this subsection based on their 
development and/or review of the structural design, specifications and plans. Such certifications shall be 
provided to the official as set forth in Section 17.84.0?0(C}. 

4. Nonresidential structures that are elevated, not floodproofed, shall meet the same standards for space below 
the lowest floor as described in subsection E of this section. 

5. Applicants floodproofing nonresidential buildings shall be notified that flood insurance premiums will be based 
on rates that are one foot below the floodproofed level (e.g., a building floodproofed to one foot above the base 
flood elevation will be rated as if floodproofed to the base flood level). 

Response: All proposed structures within the floodplain will have a final floor elevation one foot or more above base 
flood elevation (BFE). Buildings A, Band J will all have a finished floor elevation of 48.S' (see Sheet C4.0 - Overall 
Grading & Stormwater Plan). The BFEs are: 47.0' for building A, 47.3' for building B, 47.5', and for building J (see Exhibit 
F - Elevation Certificates) . There are no proposed structures with fully enclosed areas below the BFE. Therefore, no 
floodproofing will be required (aside from ensuring that all utilities below BFE are designed to prevent infiltration of 
floodwaters). These criteria are satisfied. 

[ ... ) 
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17.84.170 - Regulations pertaining to fill. 
················································ ................................................................................ ···•······ ... ·········••·····•· •···· ......................................... ........................ , ............. ,. ·········"········•··•• 

A. No filling operations of any kind shall be allowed in the floodway. 

Response: There is no fill proposed in the floodway. This criterion is met. 

B. No fill in floodway fringe areas shall be allowed unless the net effect of excavation and filling operations (on-site) 
constitutes no positive change in Jill volume, as certified by a registered professional engineer. 

Response: There will be no net fill on site (see Exhibit E - Cut/ Fill Memo). The proposed grading plan shows 
approximately 750 cubic yards of fill within the floodplain, but due to the construction of two stormwater facilities, this 
fill volume is offset to result in a net cut of 220 cubic yards. This finding has been certified by Andrew Niemi, a registered 
professional engineer. This criterion is met. 

C. Fill shall be allowed under city fill permit procedures in shaded Zone X and shall not be regulated by this Chapter. 

D. No structure shall be built nor any excavation grading, nor filling shall be done within the one hundred-year flood plain 
without first meeting the requirements of this chapter regulating construction, alteration, repair and moving of 
buildings. (Ord. 868, 2018; Ord. 828, 2013; Ord. 813, 2010; Ord. 809, 2010; Ord. 634 § 1 Exh. A, 1995) 

Response: All requirements of this chapter will be met before any development activities are undertaken within the 
floodplain. 

[ ... ] 

17.84.180- Floodways 

A. Floodways are established in special flood hazard areas (SFHA) to transport the waters of a one hundred-year flood 
out of the community as quickly as possible. Encroachments on the floodway generally produce a rise in base flood 
elevations and contribute to other hydraulic problems. Accordingly, the city prohibits encroachments, including fill, new 
construction, parking, substantial improvements, and other development unless certification by a registered professional 
civil engineer is provided demonstrating through hydrologic and hydraulic analyses performed in accordance with 
standard engineering practice that encroachments shall not result in any increase in flood levels during the occurrence of 
the base flood discharge. 

Response: No fill, construction or other substantial improvements are proposed in the floodway. This criterion is met. 

[ ... ] 

C. Projects for stream habitat restoration may be permitted in the floodway provided: 

[ ... ] 

Response: No stream habitat restoration is proposed in the floodway. These criteria are not applicable. 

D. New installations of manufactured dwellings in floodways are prohibited. Manufactured dwellings may only be 
located in floodways according to one of the following conditions: 

[ ... ] 

Response: No new manufactured dwellings are proposed. These criteria are not applicable. 

[ ... ] 
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17.84.200 - Special regulations for development in the Scappoose Creek floodway fringe (Zones A, AE, and 

AO}. 

A. Proposed development or substantial improvement in the Scappoose Creek floodway fringe shall conform with 

applicable general and specific standards in Section 17.84.140, and special standards in Zone AO 

(Sections 17.84.190 and 17.84.200). (Ord. 868, 2018; Ord. 828, 2013; Ord. 813, Q010; Ord. 809, 2010; Ord. 634 § 1 Exh. A, 
1995} 

Response: All proposed development within the Scappoose Creek floodway fringe will comply with the above sections. 

17.84.210- Storage, placement or stockpiling buoyant or hazardous materials in flood hazard areas (Zones 

A, AE, and AO}. 

A. The transportation of buoyant or hazardous materials (Note: see Section 17.84.015, Definitions) from rising 
floodwaters contributes to the community's flood hazard. Accordingly, a permit shall be obtained from the planning 
commission prior to storage, placement or stockpiling in a flood hazard zone (A, AE, AO). The application shall be 
processed according to Chapter 17.162. 

[ ... ] 

Response: No buoyant or hazardous materials will be placed, stored or stockpiles in flood hazard areas. 

B. The placement, storage or stockpiling of buoyant or hazardous materials in a floodway is prohibited unless it is 
associated with a short-term public works project. The planning commission must consider the flood potential and 
establish a time in which the materials must be removed. (Ord. 868, 2018; Ord. 813, 2010; Ord. 809, 2010; Ord. 634 § 1 
Exh. A, 1995} 

Response: No buoyant or hazardous materials will be placed, stored or stockpiles in the floodway. This criterion is met. 

[ ... ] 

Chapter 17.85-Sensitive Lands - Wetlands 

[ ... } 

17.85.040 -Activities within a sensitive lands - wetlands overlay. 

[ ... } 

B. The alteration of a significant wetland by grading, excavation, placement of fill, or vegetation removal subject to 
review under Section 17.85.090. Any proposed alteration outside of a significant wetland but within a wetland buffer 
requires a sensitive lands development permit - wetlands overlay. An alteration is a change in the topography or 
vegetation of a wetland area, as regulated by this section, which may affect the functions and values of such features 
and are subject to the permit procedure and standards of this chapter. An alteration includes the following activities: 

1. Dredging, filling, excavation or the placement of riprap or a mooring with rock, trees, wood, etc.; 

2. The clearing of any native riparian or wetland vegetation with the wetland area, or the removal of any native 
tree within the wetland area which has a diameter of six inches or greater at four feet above grade; 
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3. Streets, including bridges, when part of an approved future street plan, subdivision plan construction, 
improvement or alteration or city transportation system plan, including the installation of underground utilities 
and construction of roadway improvements including, but not limited to, sidewalks, curbs, streetlights, and 
driveway aprons; 

4. Utilities such as water, stormwater, and sanitary sewer lines; 

5. Bicycle pedestrian paths; 

6. Parks and recreational facilities; 

7. Driveways or pedestrian paths where necessary to afford access between portions of private property that 
may be bisected by a wetland area and/or buffer; 

8. Water detention, filtration facilities and erosion control improvements such as detention ponds, bio-filtration 
swales or ponds, or bank stabilization measures; 

9. Viewing platforms, boardwalks, and other improvements associated with the provision of public access for 
observation of natural areas/wetland areas; and, 

10. Other development proposals determined by the planner as requiring a sensitive lands development permit -
wetlands overlay. 

Response: One stormwater swale on the north side of the property is proposed to be located partially within a SO-foot 
wetland buffer (see Sheet C4.0 - Overall Grading & Stormwater Plan). This activity fa lls under category (8) above. As 
such, the applicant is applying for a Sensitive Lands - Wetlands Permit concurrently with other application components, 
as required by these criteria . 

C. Landform alterations or developments other than partitioning and subdividing that are within twenty-five feet of 
wetland areas that are not identified as "Local Wetlands," and that meet the jurisdictional requirements and permit 
criteria of the U.S. Army Corps of Engineers and the Division of State Lands, do not require a local sensitive lands 
development permit - wetlands overlay. However, no building permit will be issued for such activity unless all pertinent 
state and federal requirements are met, which the planner shall verify. (Ord. 736 § 1, 2003} 

Response: One locally significant wetlands is identified within the Scappoose Local Wetland Inventory (SSC-2) and 
another (SSC-3) is located on the adjacent property to the north. The proposed development maintains at least a 50 ft 
buffer from these City significant wetlands. 

[ ... ] 

17.85.090 - Review standards: 

A. Grading, excavation, placement of fill and vegetation removal within a significant wetland shall only be permitted if 
the proposed alteration meets the following conditions: 

1. The alteration is necessary to allow use of, or access to, a lot or parcel that was in existence on the date this 
chapter was adopted; and 

2. The proposed alteration is the minimum necessary to provide for the proposed use or access. 

Response: There are no development activities proposed within a significant wetland (see Sheet C3.0 - Civil Site Plan). 
These criteria are not applicable. 

B. The following criteria shall be included in review of any application to which the sensitive lands - wetlands overlay is 
applicable: 
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1. Activities within a wetland are subject to the permit requirements of the Oregon Division of State Lands {DSL} 
and the U.S. Army Corps of Engineers. No building permit will be issued for development projects within the 
wetlands overlay unless all pertinent state and federal requirements are met. DSL and, as necessary, the U.S. 
Army Corps of Engineers will be notified of any regulated development proposed in a wetland area; 

Response: There are no development activities proposed within a significant wetland (see Sheet C3.0 - Civil Site Plan). 
This criterion is not applicable. 

2. Properties that contain wetland areas shall have a wetland determination approved by DSL staff before any 
development permit is issued. If in making this determination DSL staff indicate that a ''jurisdictional delineation" 
study of the boundary is necessary, the study shall be completed by the applicant and approved by DSL staff 
before any building permits are issued, including grading permits; 

Response: A Wetland Delineation Report was prepared for this property in 2023 and the owner received a letter of 
concurrence from DSL on February 14, 2024 (see Exhibit G - DSL Concurrence Letter). 

3. A wetland buffer area shall be established between a wetland and a proposed development as condition of 
development permit approval to achieve the maintenance of vegetative cover and the water quality 
characteristics of the area; 

Response: A wetland buffer of 50 feet has been established and will be maintained to the greatest extent possible. 
Where a SO-foot buffer cannot be maintained, additional BMPs will be implemented during construction to meet all 
applicable requirements. 

4. The city will not approve a partition or subdivision in a wetland area that proposes to create a Jot that would 
not have the ability to obtain a building permit without variance approval; 

Response: No partition is proposed. This criterion is not applicable. 

5. Construction sites adjacent to wetlands shall be required to install erosion/sedimentation control devices 
between the land area to be disturbed and the wetland. All such devices shall conform to the requirements found 
within the city public works design standards; 

Response: Erosion and sedimentation control devices (primarily a sediment fence) will be installed prior to beginning 
construction to protect wetlands on and adjacent to the site (see Sheet C2.0 - Erosion and Sediment Control Plan). 

6. Developments adjacent to wetlands which have significant impervious surface areas will be required to have 
storm water detention and filtration facilities as part of their approved design. The design of such facilities shall 
conform to the requirements found within the city public works design standards; and 

Response: As the subject property contains and is adjacent to wetlands, and the project proposal includes significant 
impervious surface areas, two stormwater swales are included in the design (see Sheet C4.0 - Overall Grading & 
Stormwater Plan and Sheet 04.0 - Civil Details) and have been sized to meet public works design standards (see Exhibit 
B - Stormwater Report). This criterion is met. 

7. All proposed alterations are subject to consultation with ODFW and others potentially affected by the 
alteration. Agency recommendations to mitigate for the loss of wetland values and functions may be made 
conditions of approval of a proposed use. {Ord. 736 § 1, 2003} 

Response: No proposed alterations below ordinary high-water mark for the South Scappoose Creek and thus it is not 
anticipated that wetland values and functions will be impacted. Although it is not anticipated that consultation with 
ODFW will be needed, it will be undertaken by the applicant if so required. 
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[ ... ] 

Chapter 17.89- Sensitive Lands - Fish and Riparian Corridor Overlay 

[. .. ] 

17.89.040-Activities allowed within the fish and riparian corridor: 

A. The permanent alteration of the riparian corridor by grading or by the placement of structures or impervious surfaces 
is prohibited. However, certain activities may be allowed within the fifty-foot fish and riparian corridor boundary, 
provided that any intrusion into the riparian corridor is minimized, and no other options or locations are feasible. A 
sensitive lands development permit - fish and riparian corridor overlay is necessary to approve the following activities: 

1. Streets, roads, and paths; 

2. Drainage facilities, utilities, and irrigation pumps; 

3. Water-related and water-dependent uses; and 

4. The expansion of existing, or creation of new bank stabilization and flood control structures, shall be 
evaluated by the director and appropriate state natural resource agency staff. Such alteration of the riparian 
corridor shall be approved only if less-invasive or nonstructural methods will not adequately meet the 
stabilization or flood control needs. 

Response: Two stormwater swales are proposed to be partially located within a fish and riparian corridor overlay (see 
Sheet C4.0 - Overall Grading & Stormwater Plan). These fall under category (2) above as drainage facilities. Due to site 
constraints related to the riparian corridor, wetland setbacks, and the unique shape of the property, there are no 
feasible options for completely avoiding such overlap. However, the swale~ have been situated to minimize intrusion 
into the riparian corridor. 

Based on a pro-forma/feasibility analysis undertaken by a consultant for the applicant, the proposed site plan represents 
the minimum square footage and quantity of storage units required to make the development economically feasible 
(while also meeting all other requirements for vehicle access, parking, fire access, etc.). 

The total area of swales within the riparian setback is 4,306 sf which is a small fraction of the total area of riparian 
areas/setbacks on site of 97,737 sf. The swale within the riparian setback represents only 4.4% of the total 
riparian/setback area. Similarly, the total area of swales within the wetland setback is 420 sf compared to 63,751 sf of 
wetlands/wetland setbacks. The swale within the wetland setback represents 0.6% of the total wetland/setback area. 

Given the amount of riparian corridors and wetlands on this site as well as the property's unique shape - the 
combination of which makes the entire western side of the site undevelopable - the applicant feels that these relatively 
small areas of swale within the setbacks should be allowed. 

B. Removal of riparian vegetation is prohibited, except for: 

1. Removal of non-native vegetation and replacement with native plant species. The replacement vegetation 
shall cover, at a minimum, the area from which vegetation was removed; 

2. Removal of vegetation necessary for the development of approved water-related or water-dependent uses. 
Vegetation removal shall be kept to the minimum necessary to allow the water-dependent or water-related use; 
and 
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3. Trees in danger of falling and thereby posing a hazard to life or property may be felled, following consultation 
and approval from the community development director (director). The director may require these trees, once 
felled, to be left in place in the riparian corridor. 

Response: Some vegetation will be removed within the riparian buffer for development of the stormwater swale 
proposed on the south side of the site (see Sheet C4.0 - Overall Grading & Stormwater Plan) . Such removal will be 
minimized and primari ly focused on removal of non-native species existing on the site. The swale area will be 
revegetated with native species (see Sheet D.40 - Civil Details). Thus, these criteria are met. 

{ ... ] 

17.89.090 - Review Standards: 

The following criteria shall be included in review of any application to which the fish and riparian corridor overlay is 
applicable: 

A. In consultation with a representative of the Oregon Department of Fish and Wildlife, the planner shall identify which 
areas of the site are the most sensitive and susceptible to destruction, and which are the most significant; 

Response: The applicant understands this criterion. 

B. After consultation with a representative of the Oregon Department of Fish and Wildlife, the planner shall analyze 
what the effect of proposed development will have on the fish and wildlife, hydrology, water quality, and riparian 
functions; determine if there will be a significantly adverse impact on the fish and wildlife resource; and, if the fish and 
wildlife habitat will be adversely impacted, the planner shall investigate if other development proposals could protect the 
fish and riparian corridor and still reasonably allow permitted activities; 

Response: The applicant understands this criterion. 

{ ... ] 

Chapter 17.100- Landscaping, Screening and Fencing 

[ ... ] 

17.100.030- General Provisions 

A. Unless otherwise provided by the lease agreement, the owner, tenant and their agent, if any, shall be jointly and 
severably responsible for the maintenance of all landscaping which shall be maintained in good condition so as to 
present a healthy, neat and orderly appearance and shall be kept free from refuse and debris. 

Response: The applicant understands this criterion. 

B. All plant growth in landscaped areas of developments shall be controlled by pruning, trimming or otherwise so that: 

1. Public utilities can be maintained or repaired; 

2. Pedestrian or vehicular access is unrestricted; 

3. Visual clearance area provisions are met. (See Chapter 12.10, Visual Clearance Areas.) 

Response: The applicant assumes responsibility for maintaining landscaping and landscaped areas in good condition and 
free of refuse and debris. This includes pruning and trimming of plant growth to provide access to public utilities and 
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unrestricted pedestrian and vehicle access. To meet the requirements of Chapter 12.10 - Visual Clearance Areas, the 
triangular areas adjacent to the proposed driveway and extending 20 feet along the lot line will be kept clear of plant 
growth (see Sheet C3.1- Enlarged Access Plan). 

C. Certificates of occupancy shall not be issued unless the landscaping requirements have been met or a bond has been 
posted with the city to insure the completion of landscaping requirements. 

Response: The applicant understands landscaping requirements must be met (or a bond posted with the city to ensure 
completion of landscaping requirements) before a certificate of occupancy shall be issued. 

D. Existing plant materials on a site shall be protected to prevent erosion. Existing plant materials may be used to meet 
landscaping requirements if no cutting or filling takes place within the dripline of the tree. {Ord. 820 § 6, 2012; Ord. 634 
§ 1 Exh. A, 1995} 

Response: Please see Sheet Cl.0 - Existing Conditions Plan, Sheet C2.0 - Erosion & Sediment Control Plan, and Sheet 
C6.0 - Parking & Landscape Plan. Existing vegetation in the development area (as defined above in response to Chapter 
17.100.020 (A)) consists of turf grass. The majority of the remaining area is occupied by gravel drives or parking lots and 
one existing building. The northern and eastern edges of the site are densely vegetated and will be left untouched as a 
result of minimum riparian and wetland setbacks. Existing vegetation will remain on the northern portion of the site that 
will not be developed. Existing vegetation will be removed from the development area. New landscaping and vegetation 
will be installed in a manner conforming to the requirements of this chapter, and will be more ecologically, aesthetically 
and functionally beneficial than what is currently on site. Sloped areas with risk of erosion will be stabilized with new 
plantings and appropriate best management practices (BMPs) for erosion and sediment control. This criterion is met . 

.. 1.7.10.0.090.- .. Buffering_and.screening.requ.irements: _········· ·········· ······· ···································· ························· ·········· ········································· ....................................... . 

A. Buffering and screening are required to reduce the impacts on adjacent uses which are of a different type. The owner 
of each proposed development is responsible for the installation and effective maintenance of buffering and screening. 
When different uses abut one another, buffering and screening are required. When different uses would be abutting one 
another except for separation by a right-of-way, buffering, but not screening, shall be required. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan for proposed 
landscaping, screening, and buffering. The proposed use of this development (as a self-storage business) is commercial 
and the subject property abuts the Crown-Zellerbach Trail, which is a public use. Therefore, screening and buffering are 
required between the subject property and the trail. A 10-foot-deep buffer area has been proposed along the subject 
property's southwestern property line. 

B. A buffer consists of an area within a required interior setback adjacent to a property line, having a width of ten feet, 
except where the planning commission requires additional width, and a length equal to the length of the property line of 
the abutting use or uses. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The buffer area 
described above will be 10 feet wide and run along the entire southwestern property line (abutting the Crown­
Zellerbach trail), except for the driveway area. This criterion is met. 

C. Occupancy of a buffer area shall be limited to utilities, screening, and landscaping. No buildings, accessways or parking 
areas shall be allowed in a buffer area. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The buffer area 
will not be occupied by any buildings, accessways, parking areas, or utilities. 
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D. The minimum improvements within a buffer area shall include: 

1. One row of trees, or groupings of trees equivalent to one row of trees. At the time of planting, these trees shall 
not be less than ten feet high for deciduous trees and Jive feet high for evergreen trees measured from the 
ground to the top of the tree after planting. Spacing for trees shall be as follows: 

a. Small or narrow stature trees, under twenty-five feet tall or less than sixteen feet wide at maturity 
shall be spaced no further than fifteen feet apart; 

b. Medium sized trees between twenty-five feet to forty feet tall and with sixteen feet to thirty-five feet 
wide branching at maturity shall be spaced no greater than twenty-five feet apart; 

c. Large trees, over forty feet tall and with more than thirty1ive feet wide branching at maturity, shall be 
spaced no greater than thirty feet apart. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. Within the buffer 
area, a row of deciduous 'Princeton Sentry' ginkgo trees will be planted, spaced at 20 feet on-center. This cult ivar grows 
to 40 feet tall and 15 feet wide (according to the City of Scappoose Approved Street Trees list), thus meeting the criteria 
for 20-foot spacing. The applicant's contractor may need to choose a different species based on availability, but will only 
do so with prior approval from the City of Scappoose. These criteria are met. 

2. In addition, at least one five-gallon shrub shall be planted for each one hundred square feet of required buffer 
area. 

Response: Please see Sheet C3.1-Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The required 
buffer area is approximately 8,600 square feet. Based on the requirement to plant at least one five-gallon shrub for each 
100 square feet of buffer area, and the requirement for a continuous evergreen hedge for screening, 86 five-gallon 
shrubs (tall Oregon grape) will be planted at a spacing of approximately 4 feet on-center along the length of the buffer 
area. This criterion is met. 

3. The remaining area shall be planted in groundcover, or spread with bark mulch. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The required 
buffer area will be planted with kinnikinn ick to meet this requirement. 

E. Where screening is required the following standards shall apply in addition to those required for buffering: 

1. A hedge of narrow or broad/ea/ evergreen shrubs shall be planted which will form a four-foot continuous 
screen within two years of planting; or 

2. An earthen berm planted with evergreen plant materials shall be provided which will form a continuous screen 
six feet in height within two years. The unplanted portion of the berm shall be planted in lawn, ground cover or 
bark mulched; or 

3. A five-foot or taller fence or wall shall be constructed to provide a continuous sight obscuring screen. Fences 
and walls shall be constructed of any materials commonly used in the construction of fences and walls such as 
wood or brick, or otherwise acceptable by the planner. Corrugated metal is not considered to be acceptable 
fencing material. Chain link fences with slats may qualify as screening when combined with a planting of a 
continuous evergreen hedge; 

4. An evergreen hedge or other dense evergreen landscaping may satisfy a requirement for a sight obscuring 
fence where required. Such hedge or other dense landscaping shall be properly maintained and shall be replaced 
with another hedge, other dense evergreen landscaping, or a fence or wall when it ceases to serve the purpose of 
obscuring view; and no hedge shall be grown or maintained at a height greater than that permitted by these 
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regulations for a fence or wall when located within a visual clearance area as set forth in Chapter 12.10, Visual 
Clearance Areas 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. To meet the 
screening requirement, a 6-foot-tall cedar fence is proposed along the southwestern property line abutting the Crown­
Zellerbach Trail right-of-way. These criteria are met. 

F. Buffering and screening provisions shall be superseded by the vision clearance requirements as set forth in 
Chapter 12.10, Visual Clearance Areas. 

Response: Please see Sheet C3.1-Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. There is no 

buffering or screening proposed within visual clearance aeras. This criterion is met. 

G. When the use to be screened is downhill from the adjoining zone or use, the prescribed heights of required fences, 
walls or landscape screening shall be measured from the actual grade of the adjoining property. (Ord. 820 § 6, 2012; Ord. 
634 § 1 Exh. A, 1995) 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The proposed 
fence height will be measured from the actual grade of the adjoining property to meet this requirement . 

.. 1.7 .100.100_-_ Screening-Special __ provisions: .................................................... ........... .................................................... .................. .............................................................................. . 

A. If four or more off-street parking spaces are required under this title, off-street parking adjacent to a public street shall 
provide a minimum of four square feet of landscaping for each lineal foot of street frontage. Such landscaping shall 
consist of landscaped berms or shrubbery at least two feet in height, which shall be dispersed adjacent to the street as 
much as practical. Additionally, one tree which shall provide a canopy of at least three hundred square feet upon 
maturity shall be provided for each fifty lineal feet of street frontage or fraction thereof Landscaped parking areas may 
include special design features which effectively screen the parking lot areas from view. These design features may 
include the use of landscaped berms, decorative walls, and raised planters. Landscape planters may be used to define or 
screen the appearance of off-street parking areas from the public right-of-way. Materials to be installed shall achieve a 
balance between low lying and vertical shrubbery and trees, 

Response: Please see Sheet C3.1- Enlarged Access Plan for proposed landscaping, screening, and buffering around the 
five-stall parking lot and refuse enclosure. The subject property does not directly abut a public street as the Crown­
Zellerbach Trail borders the property's entire southwestern frontage. However, 674 square feet of landscaping has been 
proposed around the parking lot including buffering trees and shrubs between the lot and the Crown-Zellerbach Trail 
r ight-of-way. There is a 190 square foot landscaping area proposed between the Crown-Zellerbach Trail right-of-way and 
the 18-foot-long parking space nearest the right-of-way. This meets the minimum screening requirement of 4 square 
feet of landscaped area per lineal foot of parking space screening (18 x 4 = 72 square feet in this case). Therefore, all 
applicable standards will be met. 

B. Loading areas and outside storage shall be screened from public view from public streets and adjacent properties by 
means of sight-obscuring landscaping, fences, walls or other means. The screen shall have a minimum height of six feet 
and the planning commission may require a taller screen depending on the location and height of the loading or storage 

area. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. There are no 
loading or outside storage areas proposed. Thus, this requirement is not applicable. 
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C. Except for one-family and two1amily dwellings, any refuse container or disposal area and service facilities such as gas 
meters and air conditioners which would otherwise be visible from a public street, customer or resident parking area, any 
public facility or any residential area, shall be screened from view by placement of a solid wood fence, masonry wall or 
evergreen hedge between five and eight feet in height. All refuse materials shall be contained within the screened 
area. {Ord. 634 § 1 Exh. A, 1995} 

Response: Please see Sheet C3.1 - Enlarged Access Plan. The proposed refuse enclosure will be screened from view by a 
six-foot-tall cedar fence (matching the cedar wood screening fence) . This criterion is met. 

17.100.110- Fences or Walls: 
........................................................... ·•······························ .. ························································--· 

A. Fences, walls or combinations of earthen berms and fences or walls up to four feet in height may be constructed in 
required front yards. Rear and side yard fences, or berm/fence combinations behind the required front yard setback may 
be up to six feet in height without any additional permits. Any proposed fence or fence/berm combination higher than six 
feet shall require a building permit. Any fence or fence/berm combination greater than eight feet in height shall require 
planning commission approval in addition to a building permit. 

8. The prescribed heights of required fences, walls or landscaping shall be measured from the lowest of the adjoining 
levels of finished grade. 

C. Fences and walls shall be constructed of any materials commonly used in the construction of fences and walls such as 
wood or brick, or otherwise acceptable by the planner. Corrugated metal is not considered to be acceptable fencing 
material. Fences and walls shall be in compliance with other city regulations. {Ord. 634 § 1 Exh. A, 1995} 

Response: Please see Sheet C3.1 - Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan for proposed fence 
locations. A six-foot-tall cedar wood fence is proposed along the subject property's frontage abutting the Crown­
Zellerbach Trail to meet screening requirements. Elsewhere on the property, six-foot-tall chain-link fences will be used 
to enclose the development for security purposes. The proposed refuse enclosure, south of the parking lot, will be 
screened with a 6-foot-tall cedar fence. Therefore, these standards are met. 

[ ... ] 

.. 11 .100.140.- .. Re-vegetation.: ......................................... . ............... ..... ...................................................................................................................................................... .. 

A. Upon completion of construction activities, where natural vegetation or topsoil has been removed in areas not 
affected by the landscaping requirements and that are not to be occupied by structures, such areas are to be replanted 
as set forth in this section to prevent erosion. 

Response: Any areas where natural vegetation or topsoil has been removed which are not affected or occupied by 
structures or landscaping requirements will be replanted to prevent erosion as required by this provision. 

8. Preparation for Re-vegetation. Topsoil removed from the surface is to be stored on or near the sites and protected 
from erosion while construction activities are underway; and 

1. Such storage may not be located where it would cause suffocation of root systems of trees intended to be 
preserved; and 

2. After completion of such activities, the topsoil is to be restored to exposed cut and fill embankments or 
building pads to provide a suitable base for seeding and planting. 

Response: Please see Sheet C2.0 - Erosion & Sediment Control Plan. Topsoil removed from the surface during 
construction activities will be stored on site in two locations: the southwest corner of the proposed developed area and 
just west of the existing building. These temporary stockpile areas (keynote 2 on the Sheet C2.0} will be protected from 
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erosion with a sediment fence. After construction, the stockpiled topsoil will be utilized across the site to allow for a 

suitable material for landscaping. These criteria are met. 

C. Methods of Re-vegetation. 

1. Acceptable methods of re-vegetation include hydromulching or the planting of rye grass, barley or other seed 
with equivalent germination rates, and where lawn or turf grass is to be established, lawn grass seed or other 
appropriate landscape cover is to be sown at not less than four pounds to each one thousand square feet of land 
area. 

2. Other re-vegetation methods offering equivalent protection may be approved by the approval authority. 

3. Plant materials are to be watered at intervals sufficient to ensure survival and growth. 

4. The use of native plant materials is encouraged to reduce irrigation and maintenance demands. (Ord. 634 § 1 
Exh. A, 1995} 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. Areas to be 
revegetated will either be planted with hardy perennial shrubs and groundcover or seeded with an Erosion and 
Sediment Control (ESC) seed mix (sown at not less than four pounds per thousand square feet) or approved equal. 
Native plants such as Oregon grape and other drought-tolerant hardy perennials have been included in the proposed 
landscape plan to reduce irrigation and maintenance demands. The criteria are met. 

[ ... ] 

Chapter 17.106 - Off-Street Parking and Loading Requirements 

[ ... ] 

17.106.020- General Provisions: 

A. The dimensions for parking spaces are subject to the requirements in Section 17.106.050, and as follows: 

1. Nine feet wide and eighteen feet long for a standard space; 

2. Eight and one-half feet wide and fifteen feet long for a compact space; and 

3. In accordance with the applicable state and federal standards, at least twelve feet wide and eighteen feet 
long for designated handicapped parking spaces. 

Response: Please see Sheet C3.1 - Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. All five proposed 
parking stalls are a standard 9-feet-wide by 18-feet-long with a 9-foot-wide by 18-foot-long access aisle provided for the 
lone accessible parking stall. These dimensions meet the applicable state and federal standards for accessible parking 
spaces. There are no compact spaces proposed. Thus, the above criteria are satisfied. 

B. The provision and maintenance of off-street and loading spaces are the continuing obligations of the property owner: 

1. No building or other permit shall be issued until plans are presented to the planner to show that property is 
and will remain available for exclusive use as off-street parking and loading space; and 

2. The subsequent use of property for which the building permit is issued shall be conditional upon the 
unqualified continuance and availability of the amount of parking and loading space required by this title. 

Response: The applicant understands the subsequent use of property is conditional on the continued availability of the 

amount of parking and loading space required by this title. 
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C. Upon application the planner may rule that a use, not specifically listed in Section 17.106.030, is a use similar to a 
listed use and that the same parking standards shall apply. No notice need be given. The ruling on parking area 
requirements shall be based on findings that the following criteria are satisfied: 

1. The use is similar to and of the same general type as a listed use; 

2. The use has similar intensity, density and offsite impact as the listed use; and 

3. The use has similar impacts on the community facilities as the listed use. 

The planner shall maintain a list of approved unlisted use parking requirements which shall have the same effect as an 
amendment to this chapter. An updated list shall be given to the planning commission at its next regularly scheduled 
meeting following each determination of the parking requirements for an unlisted use. Annually, all copies of this title 
shall be updated to include the unlisted uses approved during the previous year. 

D. At the time of erection of a new structure or at the time of enlargement or change in occupancy as defined by the 
Uniform Building Code, off-street parking spaces shall be as provided in accordance with Section 17.106.030; and 

1. In case of enlargement of a building or use of land existing on the date of adoption of this title, the number of 
parking and loading spaces required shall be based only on floor area or capacity of such enlargement; and 

2. If parking space has been provided in connection with an existing use or is added to an existing use, the 
parking space shall not be eliminated if the elimination would result in less space than is specified in the 
standards of this section when applied to the entire use. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet CG.O - Parking & Landscape Plan. The existing 
building and associated gravel parking lot will be removed as part of this development. Upon construction of the 
proposed storage buildings and office/residence, parking will be provided per Section 17.106.030- Minimum Parking 
Requirements, thus meeting these criteria. See narrative responses to section 17.106.030 be low. 

E. When an existing structure is changed in occupancy and the parking requirements for each occupancy are the same, 
no additional parking shall be required; and where a change in occupancy results in an intensification of use in terms of 
the number of parking spaces required, additional parking spaces shall be provided in an amount equal to the difference 
between the existing number of spaces and the number of spaces required for the more intensive occupancy. 

Response: Pease see Sheet Cl.O - Existing Conditions Plan. The existing structure is proposed to be demolished as part 
of this development. See narrative responses to section 17.106.030 below. 

F. Within the commercial and expanded commercial zones, owners of two or more uses, structures or parcels of land 
may agree to utilize jointly the same parking and loading spaces when the hours of operation do not overlap by more 
than two hours; satisfactory legal evidence shall be presented to the planner in the form of deeds, leases or contracts to 
establish the joint use; and if a joint use arrangement is subsequently terminated, the requirements of this title thereafter 
apply to each separately. 

Response: No joint utilization of the parking is currently proposed. Any future joint utilization agreement for parking will 
comply with this criterion. 

H. Location of Required Parking. Vehicle parking is allowed only on improved parking shoulders that meet City standards 
for public streets, within garages, carports and other structures, or on driveways or parking lots that have been 
developed in conformance with this code. 

1. Off-street parking spaces for single-family, duplex dwellings and single-family attached dwellings shall be 
located on the same lot with the dwelling. 

Lower Columbia Engineering Page 33 of 56 



Ofstad Self Storage 

2. Off-street parking spaces for uses other than single-family or duplex residential shall be located not further 
than four hundred feet from the building or use they are required to serve, measured in a straight line. 

3. Parking lots for commercial and institutional uses shall be located to the side or rear of buildings where 
feasible; for commercial uses in the Downtown Overlay off-street parking shall be located to the side or rear of 
buildings, as required by 17.80.050. 

4. For office, industrial, and institutional uses where there are more than 20 parking spaces on the site, the 

following standards must be met: 

a. Five spaces or five percent of the parking spaces on site, whichever is less, must be reserved for 
carpool use before 9:00 AM on weekdays. More spaces may be reserved, but they are not required. 

b. The spaces will be those closest to the building entrance or elevator, but not closer than the spaces for 
disabled parking and those signed for exclusive customer use. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet CG.O - Parking & Landscape Plan. All proposed 
parking spaces are within 400 feet of the new office/residence building (with the furthest approximately 6 feet away), 
which will have a commercial use, thus satisfying item {2) above. All parking spaces are located on the west side of the 
building, thus satisfying item (3) above. The proposed use does not require 20 or more parking stalls; therefore item (4) 

is not applicable. 

I. Where several uses occupy a single structure or parcel of land or a combination of uses are included in one business, 
the total off-street parking spaces and loading area is the sum of the requirements of the several uses, computed 

separately. 

Response: The proposed development will be occupied by only one use (self-storage facility), but can be classified 
generally as a commercial use. 

J. When a building or use is planned or constructed in such a manner that a choice of parking requirements could be 
made, the use which requires the greater number of parking spaces shall govern. 

Response: The proposed development will be occupied by only one use (self-storage facility), but can be classified 

generally as a commercial use. 

K. Required parking spaces shall: 

1. Be available for the parking of operable passenger automobiles of residents, customers, patrons and 

employees only; 

2. Not be used for storage of vehicles or materials or for the parking of trucks used in conducting the business or 

use; and 

3. Not be rented, leased or assigned to any other person or organization unless the required number of spaces 

are maintained. 

Response: The applicant will not rent, lease or assign proposed parking to any other person or organization without 
maintaining the minimum required parking spaces for the proposed use. They will not use parking spaces for storage of 
vehicles or materials or for the parking of trucks, thus meeting these criteria. 

M. Parking lots shall be landscaped in accordance with the requirements in Section 17.100.100. 

Response: Please see Sheet C3.1-Enlarged Access Plan and Sheet CG.O - Parking & Landscape Plan as well as narrative 
responses to Chapter 17.100. There is a 190-square foot landscaping area proposed between the Crown-Zellerbach Trail 
right-of-way and the 18-foot-long parking space facing nearest the right-of-way. This meets the minimum screening 
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requirement of 4 square feet of landscaped area per lineal foot of parking space screening (18 x 4 = 72 square feet in this 
case). This criterion is met. 

N. All parking areas which contain over five required spaces shall be provided with one handicapped parking space. All 
parking provisions required by the ADA shall be met. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & landscape Plan. The proposed 
parking lot includes a single accessible parking space, therefore meeting the minimum requirement of one accessible 
space for parking areas with more than five required spaces. This criterion is met. 

0. All parking spaces designated for compact vehicles shall be labeled by painting the words "COMPACT ONLY" on the 
parking space. 

Response: Please see Sheet C3.1 - Enlarged Access Plan and Sheet C6.0 - Parking & landscape Plan. There are no 
compact parking sta lls proposed for this development. Therefore, this standard is not applicable. 

P. Bicycle Parking. 

1. Standards. At a minimum, bicycle parking shall be provided based on the standards in Subsection 5 below. 
Where an application is subject to Conditional Use Permit approval or the applicant has requested a reduction to 
an automobile-parking standard, pursuant with Subsectionll.80.050.E or Subsectionll.106.020.Z, the planning 
commission may require bicycle parking spaces in addition to those in Subsection 5. 

2. Design. Bicycle parking shall consist of staple-design steel racks or other City-approved racks, lockers, or 
storage lids providing a safe and secure means of storing a bicycle. 

3. Exemptions. This Section does not apply to single-family and duplex housing, home occupations, and 
agricultural uses. The planning commission may exempt other uses upon finding that, due to the nature of the 
use or its location, it is unlikely to have any patrons or employees arriving by bicycle. 

4. Prohibitions. Bicycle parking shall not impede or create a hazard to pedestrians or vehicles, and shall be 
located so as to not conflict with the visual clearance areas as provided in Chapter 12.10. Bicycle parking areas 
shall not be located within parking aisles, landscape areas, or pedestrian ways. 

5. Number of spaces. The bicycle parking standards below shall apply to the uses listed. Bicycle parking spaces 
shall be installed in conjunction with the installation of required new or additional vehicle parking. When two 
standards are provided, the standard that results in the greater number of bicycle parking spaces shall govern. 

[ ... ] 

Commercial: 2 spaces per primary use or 1 per 5 vehicles spaces 

{ ... } 

Response: Please see Sheet C3.1-Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The proposed 
bicycle parking consists of a staple-design steel rack. The proposed location of bicycle parking does not conflict with 
visual clearance areas as provided in Chapter 12.10, and is not located w ithin parking aisles, landscape areas or 
pedestrian ways, thus meeting all criteria for bicycle parking. A bicycle rack has been proposed off the vehicular parking 
lot to meet the minimum bike parking requirements. Please see responses to narrative sections below for more 
information on number and configuration of stalls. 

Q. Any lights provided to illuminate any public or private parking area or vehicle sales area shall be so arranged as to 
reflect the light away from any abutting or adjacent residential district. 
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Response: Please see Sheet C8.0 - Illumination Plan. Parking lot lighting will be downward-facing and reflect light away 
from the residential district (on the other side of the Scappoose-Vernonia Highway), thus complying with this 

requirement. 

R. Required parking spaces shall be completely improved to city standards and available for use at the time of the final 

building inspection. 

Response: All proposed parking spaces will be completely improved to city standards and available for use at the time of 
the final building inspection, thus meeting this requirement. 

S. A plan drawn to scale, indicating how the off-street parking and loading requirement is to be fulfilled, shall accompany 

the request for a building permit or development application. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan, which meet this 

requirement. 

T. Where square feet are specified, the area measured shall be gross floor area under the roof measured from the faces 
of the structure, excluding only space devoted to covered off-street parking or loading. 

Response: The gross floor area of the proposed building has been calculated by measuring the area under the roof from 
the faces of the structure. There are no covered parking or loading spaces. Thus, this requirement is satisfied. 

U. Where employees are specified, the employees counted are the persons who work on the premises including 
proprietors, executives, professional people, production, sales, and distribution employees during the largest shift at peak 

season. 

Response: There are no employee-based specifications for this use's parking requirements (the parking specifications 
are based on square feet of gross floor area), thus this criterion is not applicable. 

V. Fractional space requirements shall be counted as a whole space. 

Response: Please see narrative response to section 17.106.030 below for calculations meeting this requirement. 

W. Parking spaces in the public street or alley shall not be eligible as fulfilling any part of the parking requirement. 

Response: There are no parking spaces proposed in public streets or alleys, thus complying with this provision. 

X. Off street parking of any vehicle or recreational vehicle, watercraft, or parts designed to be affixed thereto, which 
obstructs the visual clearance area or creates a potential safety hazard shall not be allowed in required yard. 

Response: No off-street parking of any vehicles, R.V.s, or watercraft (or parts designed to be affixed thereto) will be 
allowed in a manner that obstructs required visual clearance areas or creates a potential safety hazard, thus meeting 

this requirement. 

Y. Parking and loading areas shall be designed to minimize disturbances of adjacent residents by erection between the 
uses of a sight-obscuring fence of not less than four feet in height, provided that the provisions for visual clearance areas 
are met. Parking spaces within a parking lot shall be designed and constructed so that no portion of a parked vehicle, 
including an opened door, will extend beyond the property line. 

Response: Please see Sheet C3.1- Enlarged Access Plan and narrative responses to Chapter 17.100. 
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Z. Exceptions and Reductions to Off-Street Parking. The applicant may propose a parking standard that is different than 
the standard under Section 17.106.030, for review and action by the planning commission processed according to the 
procedures in Chapter 17.162. The applicant's proposal shall consist of a written request, and a parking analysis prepared 
by a qualified planning or transportation professional. 

[ ... ] 

Response: The applicant is not proposing any reduction to off-street parking requirements; thus, these criteria are not 
applicable. 

17.106.030 - Minimum off-street parking requirements: 
......... , ............................... ,, ........................ ................................................................................................... , .. ............................................................ , ................................................................................... .... , .... ............. , ................................. . 

{ ... ] 
D. Industrial Uses 

{ ... ] 

3. Mini-storage 1 space for every 200 square feet of gross office floor 
area, plus 2 spaces for a caretaker residence 

{ ... ] 
(Ord. 828, 2013; Ord. 634, 1995} 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The proposed self­
storage office is 500 square feet in area which requires three parking stalls (500/200 = 2.5). The caretaker residence 
requires an additiona l two parking stalls for a total of five required stalls. One accessible stall is required. The proposed 
parking lot contains five parking stalls including a single accessible stall with associated access aisle. Therefore, these 
minimum parking requirements are met. 

[ ... ] 

__ 17 .106.050_- __ Parl<ing_ dimension _standards ........ ........................................................... ....................... ...................................................................................................... . 

A. Each parking space shall be accessible from a street or other right-of-way. 

B. Minimum standards for a standard parking stall's length and width, aisle width, and maneuvering space shall be 
determined from the following table. Dimensions for designated compact spaces are noted in parentheses: 

Overall 

Angle from Stall Width "A" Channel Depth Aisle Width* Curb Length 
curb "B" "C" per stall 11D" 

Parallel 9'0" (8'6") 9'0" (8'611
) 12'0" (12'0") 23'0" (20'0" ) 

30 9'0" (8'6" ) 16'10" (14'10") 12'0" (12'0") 18'0" (17'0") 
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45 9'0" (8'6") 19'1" (16'7") 14'0" (14'0") 12'9" (12'0") 

60 9'0" (81611
) 20'1" (17'3") 18'0" (18'0") 10'5" (10'3") 

90 9'0" (8'6") 18'0" (15'0") 24'0" (24'0") 9'0" {81611
) 

*Aisles accommodating two direction traffic, or allowing access from both ends shall be 24 feet in width. 

1. Sample Illustration: 

**** 

A 
********* 
* * 

* * 
********* 

D 

2. The width of each parking space includes a four-inch-wide stripe which separates each space. 

* 
* 
* 

*** 
* 
* 
* 

*** 

B 

C 

C. Excluding single-family and duplex residences, groups of more than two parking spaces shall be served by a service 
drive so that no backing movements or other maneuvering within a street or other public right-of-way would be required. 
Service drives shall be designed and constructed to facilitate the flow of traffic, provide maximum safety of traffic access 
and egress, and maximum safety of pedestrians and vehicular traffic on the site. 

D. Each parking or loading space shall be accessible from a street and the access shall be of a width and location as 
described in the public works design standards. 

E. Except for single-family and two-family residences, any area intended to be used to meet the off-street parking 
requirements as contained in this chapter shall have all parking spaces clearly marked using a permanent paint. All 
interior drives and access aisles shall be clearly marked and signed to show direction of flow and maintain vehicular and 

pedestrian safety. 

F. All areas used for the parking or maneuvering of any vehicle, boat, or trailer shall be improved with asphalt or concrete 
surfaces except for surplus parking or vehicular storage parking areas which may be gravel if gravel will not create 
adverse conditions affecting safe ingress and egress when combined with other uses of the property and all areas within 

public right-of-way shall be paved. 
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G. Access Drives. 

1. Access drives from the street to off-street parking or loading areas shall be designed and constructed to 
facilitate the flow of traffic and provide maximum safety for pedestrian and vehicular traffic on the site. 

2. The number and size of access drives shall be in accordance with the requirements of public works design 
standards. 

3. Access drives shall be clearly and permanently marked and defined through use of rails, fences, walls or other 
barriers or markers on frontage not occupied by service drives. 

4. Access drives shall maintain visual clearance areas as provided in Chapter 12.10. 

H. Parking spaces along the boundaries of a parking Jot or adjacent to interior landscaped areas or sidewalks shall be 
provided with a wheel stop at least four inches high located three feet back from the front of the parking stall. The front 
three feet of the parking stall may be concrete, asphalt or low lying landscape material that does not exceed the height 
of the wheel stop. This area cannot be calculated to meet landscaping or sidewalk requirements. 

I. Except for single-family and two-family residences, off-street parking and loading facilities shall be drained to avoid 
flow of water across public sidewalks in accordance with specifications approved by the public works director to ensure 
that ponding does not occur. 

J. Artificial lighting on all off-street parking facilities shall be designed to deflect all light away from surrounding 
residences and so as not to create a hazard to the public use road or street and shall not exceed intensities for adjacent 
streets as included in public works design standards. 

K. All parking lots shall be kept clean and in good repair at all times. Breaks in paved surfaces shall be repaired promptly 
and broken or splintered wheel stops shall be replaced so that their function will not be impaired. 

L. Pedestrian walkway. Where a walkway crosses a parking area or driveway, it shall be clearly marked with contrasting 
paving materials (e.g., pavers, light-color concrete inlay between asphalt, or similar contrast). The crossing may be part 
of a speed table to improve driver visibility of pedestrians. If crossings involve grade changes, the crossing shall include 
ADA accessible ramps. Painted striping, thermo-plastic striping, and similar types of non-permanent applications are 
discouraged, but may be approved for lower-volume crossings of 24 feet or Jess. {Ord. 857, 2016; Ord. 820 § 8, 2012; Ord. 
634 § 1 Exh. A, 1995} 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan for all parking 
dimensions. All five proposed parking stalls are a standard 9-feet-wide by 18-feet-long with a 9-foot-wide by 18-foot­
long access aisle provided for the lone accessible parking stall. The proposed drive aisle far exceeds the minimum of 24-
feet-wide and drive aisles between/around the proposed self-storage buildings are a minimum of 25-feet-wide. Wheel 
stops are proposed for all parking stalls, proper drainage will be provided with catch basins (see Sheet C4.0 - Overall 
Grading & Stormwater Plan), and all parking surfaces will be asphalt. Please see Sheet C8.0 - Illumination Plan for 
lighting requirements. These standards are met . 

. 1.7.106.070.Loading/unloading .driveways .. requ.ired.onsite ...... ... ...... ..... .. .... ............. ..... .... ...... ....... .... ................... ............................ . 

A driveway designed for continuous forward flow of passenger vehicles for the purpose of loading and unloading 
passengers shall be located on the site of any school or other meeting place which is designed to accommodate more 
than twenty-five people at one time. {Ord. 634 § 1 Exh. A, 1995) 

Response: The proposed development does not include any school or meeting place for more than 25 people. Thus, 
such a driveway as described above is not required. 
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.. 17.106.080.Off-street.loading ............................ ............................................................................................................ .... ............ .................... ............. ..... ............... ..................................... . 

Buildings or structures to be built or altered which receive and distribute material or merchandise by truck shall provide 
and maintain off-street loading and maneuvering space as follows: 

A. Every commercial or industrial use having floor area of ten thousand square feet or more, shall have at least 
one off-street loading space on site. 

Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet C6.0 - Parking & Landscape Plan. The applicant 
believes that the proposed use, a self-storage facility, does not require a specific off-street loading space because all 
loading/unloading will take place within drive aisles between/around the proposed storage buildings. These proposed 
drive aisles will be a minimum of 25-feet-wide and should provide ample space for loading/unloading for this use. 

B. One additional space shall be provided for each additional thirty thousand square feet or major fraction 

thereof 

Response: See narrative response to item (A) above. 

C. Each loading space shall have sufficient area for turning and maneuvering of vehicles on the site, and 
entrances and exits for the loading areas shall be provided at locations approved by the planner in accordance 
with the public works design standards. 

Response: There are no loading spaces proposed and thus this criterion does not apply. 

D. Screening for off-street loading facilities is required in accordance with Chapter 17.100. Additional screening, 
buffering or setback may be required particularly for unloading of large, box-type units. (Ord. 634 § 1 Exh. A, 1995) 

Response: There are no loading facilities proposed and thus this criterion does not apply. 

Chapter 17.120 Site Development Review 

[ ... ] 

.. 17 .120.180 .. Approval .. Standard.s ............................ ................... ................................................................ ......................................................................................................... ........... ........... . 

The planning commission shall make a finding with respect to each of the following criteria when approving, approving 
with conditions, or denying an application: 

A. Provisions of all applicable chapters; 

B. Buildings shall be located to preserve topography, and natural drainage; located in areas not subject to ground 
slumping or sliding; located to provide adequate distance between adjoining buildings for adequate light, air circulation, 
and fire fighting; and oriented with consideration for sun and wind; and 

Response: Please see Sheet Cl.0 - Existing Conditions Plan, Sheet Cl.0 - Civil Site Plan, and Sheet C4.0 - Overall 
Grading and Stormwater Plan. The finished floor elevations and locations of all proposed buildings have been carefully 
designed to maintain existing topography and mimic natural drainage patterns. The buildings have been separated from 
one another to provide adequate maneuvering for customers and firefighting apparatus as well as to meet the 
requirements of the OSSC. The current site plans, including Sheet C7 .0 - Fire Truck Maneuvering Plan, have been 
reviewed by Miguel Bautista w ith the Scappoose Rural Fire District. 

C. Existing trees having a six-inch caliper or greater shall be preserved or replaced by new plantings of equal character; 

Lower Columbia Engineering Page 40 of 56 



Ofstad Self Storage 

Response: Please see Sheet Cl.0 - Existing Conditions Plan and Sheet C6.0 - Parking & Landscape Plan. The existing site 
includes very few trees and none are proposed to be removed as a result of this development. However, should this 
change, the applicant will adhere to the standard above. 

D. Privacy and noise: 

1. The buildings shall be oriented in a manner which protects private spaces on adjoining properties from view 
and noise, 

2. Residential buildings shall be located on the portion of the site having the lowest noise levels, and 

3. On-site uses which create noise, lights, or glare shall be buffered from adjoining residential uses; 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C8.0 - Illumination Plan as well as narrative 
responses to Chapter 17.100. Buildings have been oriented and buffered/screened to protect private spaces on 
adjoining properties from view and noise. The lighting has been designed to avoid light spill off-site as much as possible. 
These criteria are met. 

{ ... ] 
G. Where landfill and/or development is allowed within and adjacent to the one hundred-year floodplain, the city may 
require the dedication of sufficient open land area for green way adjoining and within the floodplain. This area shall 
include portions at a suitable elevation for the construction of a pedestrian/bicycle pathway within the floodplain; 

Response: The applicant understands this may be a requirement. 

H. Demarcation of public, semipublic, and private spaces; crime prevention: 

1. The structures and site improvements shall be designed so that public areas such as streets or public 
gathering places, semipublic areas and private outdoor areas are clearly defined in order to establish persons 
having a right to be in the space, in order to provide for crime prevention and to establish maintenance 
responsibility; and 

2. These areas may be defined by a deck, patio, low wall, hedge or draping vine, a trellis or arbor, a change in 
level or landscaping; 

Response: Please see Sheet C6.0 - Parking & Landscape Plan as well as narrative responses to Chapter 17.100. Semi­
public and private spaces have been clearly defined with privacy/security fences and an operable entry gate near the 
front of the proposed development. These criteria are met. 

I. Crime prevention and safety: 

1. Windows shall be located so that areas vulnerable to crime can be surveyed by the occupants, 

2. Interior laundry and service areas shall be located in a way that they can be observed by others, 

3. Mail boxes shall be located in lighted areas having vehicular or pedestrian traffic, 

4. The exterior lighting levels shall be selected and the angles shall be oriented towards areas vulnerable to 
crime, and 

5. Light fixtures shall be provided in areas having heavy pedestrian or vehicular traffic and in potentially 
dangerous areas such as parking Jots, stairs, ramps and abrupt grade changes. Fixtures shall be placed at a 
height so that light patterns overlap at a height of seven feet which is sufficient to illuminate a person; 

Response: Please see Sheet C3.0 - Civil Site Plan and Sheet C8.0 - Illumination Plan. The proposed self-storage 
development will be well-lit, surrounded by a privacy/security fence, and will include security cameras to monitor site 
activity. The office/residence building has been located at the development's entry point and windows facing the access 
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drive will allow the caretaker to observed all vehicular traffic onto the site. An operable gate will separate the semi­
public entry and parking area from the self-storage buildings. Therefore, these standards have been met. 

J. Access and circulation: 

1. The number of allowed access points for a development shall be as provided in the public works design 

standards. 

2. All circulation patterns within a development shall be designed to accommodate emergency vehicles. 

3. Provisions shall be made for pedestrian ways and bicycle ways consistent with 17.120.180(Q); 

Response: Please see Sheet C3.0 - Civil Site Plan and Sheet C7 .0 - Fire Truck Maneuvering Plan. A single 26-foot-wide 
access drive is proposed onto the site off of Scappoose-Vernonia Highway to replace and improve the only existing 
access point (Thornton Drive). Alternate access points were not considered due to the combination of wetlands and 
waterways bordering the northern, eastern and western portions of the site. The Scappoose Rural Fire Department's 52-
foot-long truck was used to develop the Fire Truck Maneuvering Plan and, therefore, all other emergency vehicles 
should have no issues accessing or maneuvering within the site. See narrative response to 17.120.180(Q) below. 

K. Public transit: 

1. Provisions within the plan shall be included for providing for transit if the development proposal is adjacent to 

existing or proposed transit route. 

2. The requirements for transit facilities shall be based on: 

a. The location of other transit facilities in the area, 

b. The size and type of the proposal. 

3. The following facilities may be required: 

a. Bus stop shelters, 

b. Turnouts for buses, and 

c. Connecting paths to the shelters; 

Response: The subject property is not adjacent to a public transit route or facility. Therefore, these standards are not 

applicable. 

L. All parking and loading areas shall be designed in accordance with the requirements set forth in Sections 17.106.050 

and 17.106.080, Chapter 12.10, and the public works design standards; 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1- Enlarged Access Plan as well as narrative 

responses to Chapters 12.10 and 17.106. 

M. All landscaping shall be designed in accordance with the requirements set forth in Chapter 17.100; 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1-Enlarged Access Plan as well as narrative 

responses to Chapter 17.100. 

N. All drainage plans shall be submitted to the public works director for review and approval; 

Response: Please see Sheet C4.0 - Overall Grading and Stormwater Plan. The applicant understands all drainage plans 

shall be reviewed by the Public Works Director. 

0 . All facilities for the handicapped shall be designed in accordance with the requirements set forth in the ADA 

requirements; and 
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Response: Please see Sheet C3.1 - Enlarged Access Plan and associated accessibility details. 

P. All of the provisions and regulations of the underlying zone shall apply. 

Response: Please see narrative responses t o Chapter 17 .68. 

Q. Pedestrian Access and Circulation Standards. Developments shall conform to all of the following standards for 
pedestrian access and circulation: 

1. Continuous Walkway System. A pedestrian walkway system shall extend throughout the development site and 
connect to adjacent sidewalks, if any, and to all future phases of the development, as applicable. 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1- Enlarged Access Plan. A concrete 
walkway is proposed along the parking lot to provide access to the office/residence as well as int o the self-storage area. 
However, there is no public sidewalk on either side of Scappoose-Vernonia Highway and the Crown-Zellerbach Trail is 
located between the subject property t he public r ight-of-way. Therefore, connection the on-site wa lkway to the public 
right-of-way is not proposed. Given the sites proposed use as a self-storage facility, pedestrian walkways are not 
proposed "throughout the development" or to the self-storage buildings themselves as customers will access their 
unit(s) via vehicular drive aisles. Therefore, this standard is met. 

2. Safe, Direct, and Convenient. Walkways within developments shall provide safe, reasonably direct, and 
convenient connections between primary building entrances and all adjacent parking areas, transit stops, 
recreational areas/playgrounds, and public rights-of-way based on all of the following criteria: 

a. The walkway is reasonably direct. A walkway is reasonably direct when it follows a route that does not 
deviate unnecessarily from a straight line or it does not involve a significant amount of out-of-direction 
travel; 

b. The walkway is designed primarily for pedestrian safety and convenience, meaning it is reasonably 
free from hazards and provides a reasonably smooth and consistent surface and direct route of travel 
between destinations. The city planning commission may require landscape buffering between walkways 
and adjacent parking Jots or driveways to mitigate safety concerns. 

c. The walkway network connects to all primary building entrances and, where required, Americans With 
Disabilities Act requirements. 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1- Enlarged Access Plan. A concrete 
walkway is proposed along the parking lot to provide access to the office/residence as well as into the self-storage area. 
However, there is no public sidewalk on either side of Scappoose-Vernonia Highway and the Crown-Zellerbach Trai l is 
located between the subject property the public right-of-way. Therefore, connection the on-site walkway to the public 
right-of-way is not proposed. Given the sites proposed use as a self-storage facility, pedestrian walkways are not 
proposed "throughout the development" or to the self-storage buildings themselves as customers will access the ir 
unit(s) via vehicular drive aisles. Therefore, this standard is met . 

3. Vehicle/Walkway Separation. Except as required for crosswalks, pursuant to Subsection 4, below, where a 
walkway abuts a driveway or street it shall be raised 6 inches and curbed along the edge of the driveway/street. 
Alternatively, the city planning commission may approve a walkway abutting a driveway at the same grade as 
the driveway if the walkway is physically separated from all vehicle-maneuvering areas. An example of such 
separation is a row of bollards (designed for use in parking areas) with adequate minimum spacing between 
them to prevent vehicles from entering the walkway. 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1 - Enlarged Access Plan. A concrete 
walkway is proposed along the parking lot to provide access to the office/residence as well as into the self-storage area. 
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This proposed sidewalk will be elevated six inches above the adjacent parking surface. Therefore, this standard is met. 
Additionally, new crosswalk striping is proposed where the Crown-Zellerbach Trail crosses the new 26-foot-wide access 

drive. 

4. Crosswalks. Where a walkway crosses a parking area or driveway ("crosswalk"), it shall be clearly marked with 
contrasting paving materials (e.g., pavers, light-co/or concrete inlay between asphalt, or similar contrast). The 
crosswalk may be part of a speed table to improve driver-visibility of pedestrians. Painted or thermo-plastic 
striping and similar types of non-permanent applications are discouraged, but may be approved for lesser used 

crosswalks not exceeding 20 feet in length. 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1- Enlarged Access Plan as well as the 
Exhibit D - Transportation Impact Analysis (by Kittleson & Associates}. There are no walkways proposed across the 
proposed parking area. New crosswalk striping is proposed where the Crown-Zellerbach Trail crosses the new 26-foot­

wide access drive. Therefore, this standard is met. 

5. Walkway Width and Surface. Walkways, including access ways required for subdivisions pursuant with 
Chapter 17.150, shall be constructed of concrete, asphalt, brick/masonry pavers, or other durable surface, as 
approved by the city engineer, and not Jess than 5 feet wide. Multi-use paths (i.e., designed for shared use by 
bicyclists and pedestrians) shall be concrete or asphalt and shall conform to the public works design standards. 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1- Enlarged Access Plan. The proposed 
walkways will be a minimum of 5-feet-wide and shall be constructed of concrete. Therefore, these standards are met. 

6. Walkway Construction. Walkway surfaces may be concrete, asphalt, brick/ masonry pavers, or other city­
approved durable surface meeting Americans with Disabilities Act requirements. Walkways shall be not Jess than 
5 feet in width, except that concrete walkways a minimum of 6 feet in width are required in commercial 
developments and where access ways are required for subdivisions under Chapter 17.150 the planning 
commission may also require 6 foot wide, or wider, concrete sidewalks in other developments where pedestrian 

traffic warrants walkways wider than 5 feet. 

Response: Please see Sheet C6.0 - Parking & Landscape Plan and Sheet C3.1- Enlarged Access Plan. The proposed 
walkways will be a minimum of 5-feet-wide and shall be constructed of concrete. Therefore, these standards are met. 

7. Multi-Use Pathways. Multi-use pathways, where approved, shall be 12 feet wide and constructed of asphalt or 
concrete, consistent with the applicable public works design standards. (Ord. 868, 2018; Ord. 857, 2016; Ord. 820 

§ 9, 2012; Ord. 634 § 1 Exh. A, 1995} 

Response: No multi-use pathways are anticipated to be required for this development. Therefore, this standard is not 

applicable. 

Chapter 17.154 Street and Utility Improvement Standards 

[ ... ] 

17.154.030 Streets ............................................................................ , .................................................................................................................................. ......... ................... ,, ........................................................................................................... ,, ............... . 

A. No development shall occur unless the development has frontage or approved access to a public street: 

1. Streets within a development and streets adjacent to a development shall be improved in accordance with this 

title and the public works design standards and specifications. 
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Response: Please see Sheet CS.O - Utility Plan. The proposed development will be accessed via an easement on the 
adjacent property to the west (lot 1800) as wells as an easement through the Crown-Zellerbach Trail property. 
Therefore, this standard is not applicable. 

2. Any new street or additional street width planned as a portion of an approved street plan shall be dedicated 
and improved in accordance with this title and the public works design standards and specifications. 

Response: No new streets or additional street width are proposed; thus, this criterion is not applicable. 

3. Subject to approval of the city engineer and the planner, the planner may accept and record a non­
remonstrance agreement in lieu of street improvements if two or more of the following conditions exist: 

{ ... ] 
Response: The applicant is not requesting an in lieu non-remonstrance agreement for street improvements. Thus, this 
criterion is not applicable. 

B. Rights-of-way shall be created through the approval of a final subdivision plat or major partition; however, the council 
may approve the creation of a street by acceptance of a deed, provided that such street is deemed essential by the 
council for the purpose of general traffic circulation: 

[ ... ] 

Response: No new rights-of-way are proposed as part of the subdivision and development and thus this criterion is not 
applicable. 

C. The planning commission may approve an access easement established by deed without full compliance with this title 
provided such an easement is the only reasonable method by which a Jot large enough to develop can develop: 

1. Vehicular access easements which exceed one hundred fifty feet shall be improved in accordance with the 
Uniform Fire Code. 

2. Vehicular access shall be improved in accordance with the public works design standards. 

Response: Please see Sheet C3.1- Enlarged Access Plan. A proposed improved access drive off Scappoose-Vernonia 
Highway wil l pass through two separate access easements (described above) to provide vehicular access to the subject 
property. Therefore, this standard w ill be met. 

D. The location, width and grade of all streets shall conform to an approved street plan and shall be considered in their 
relation to existing and planned streets, to topographic conditions, to public convenience and safety, and in their 
appropriate relation to the proposed use of the land to be served by such streets: 

{ ... ] 
Response: No new streets are proposed as part of this subdivision and development plan and thus these criteria are not 
applicable. 

E. The street right-of-way and roadway widths shall not be less than the minimum widths described in the city's public 
works design standards. 

Response: Please see Sheet C3.0 - Civil Site Plan. The Scappoose-Vernonia Highway has an existing 60-foot-wide right­
of-way, meeting the requirement for a collector street, as stated in the City's Transportation System Plan (Figure 13A). 
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F. Where necessary to give access or permit a satisfactory future division of adjoining land, streets shall be extended to 
the boundary lines of the tract to be developed. A reserve strip across the end of a dedicated street shall be deeded to the 
city; and a barricade shall be constructed at the end of the street by the property owners which shall not be removed 
until authorized by the public works director, the cost of which shall be included in the street construction cost. 

Response: No street extension is needed for site access, therefore this criterion is not applicable. 

G. No street name shall be used which will duplicate or be confused with the names of existing streets within the city's 
urban growth boundary, except for extensions of existing streets. Street names and numbers are subject to review and 
approval the Scappoose rural fire district. 

Response: No new streets are proposed as part of this subdivision and development plan and thus this criterion is not 
applicable. 

H. Concrete vertical curbs, curb cuts, wheelchair, bicycle ramps and driveway approaches shall be constructed in 
accordance with standards specified in this chapter and the city's public works design standards. Concrete curbs and 
driveway approaches are required and shall be built to the city's configuration standards. 

Response: All on-site curbs, curb cut s, wheelchair, bicycle ramps and driveway approaches will be constructed in 
accordance with this chapter's standards as well as the city's public works design standards. 

I. Wherever the proposed development contains or is adjacent to a railroad right-of-way, provision shall be made for a 
street approximately parallel to and on each side of such right-of-way at a distance suitable for the appropriate use of 
the land, and the distance shall be determined with due consideration at cross streets or the minimum distance required 
for approach grades and to provide sufficient depth to allow screen planting along the railroad right-of-way in 
nonindustrial areas. 

Response: The proposed development is not adjacent to a railroad right-of-way. Thus, this criterion is not applicable. 

J. Where a development abuts or is traversed by an existing or proposed arterial street, the development design shall 
provide adequate protection for residential properties and shall separate residential access and through traffic, or if 
separation is not feasible, the design shall minimize the traffic conflicts. 

[ ... ] 

Response: The proposed development does not abut and is not traversed by an existing or proposed arterial street. 
Thus, this criterion does not apply. 

K. Upon completion of a street improvement and prior to acceptance by the city, it shall be the responsibility of the 
developer's registered professional land surveyor to provide certification to the city that all boundary and interior 
monuments shall be established or re-established, protected and recorded. 

Response: As no new st reet improvements are required for the proposed development, there will be no establishment 
or reestablishment of boundary or interior monuments. Thus, this criterion is not appliable. 

L. Private streets are permitted within manufactured home parks, and the city shall require legal assurances for the 
continued maintenance of private streets, such as: 

[ ... ] 

Response: No private streets are proposed; thus this criterion does not apply. 
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M. Where an adjacent development results in a need to install or improve a railroad crossing, the cost for such 
improvements may be a condition of development approval, or another equitable means of cost distribution shall be 
determined by the public works director and approved by the commission. 

Response: The proposed development does not result in the need to install or improve railroad crossings. Thus, this 
criterion is not applicable. 

0. The developer shall install all street signs, relative to traffic control and street names, as specified by the public works 
director for any development. The cost of signs shall be the responsibility of the developer. 

Response: Please see Sheet C3.1 - Enlarged Access Plan and Exhibit D -Transportation Impact Analysis (from Kittleson 
& Associates) for location of proposed signs. Any additional street signs required by the City will be installed. 

P. Joint mailbox facilities shall be provided in all residential developments, with each joint mailbox serving at least two 
dwelling units. 

{ ... ] 

Response: The proposed development is not residential in nature. Thus, this criterion does not apply. 

Q. The location of traffic signals shall be noted on approved street plans, and where a proposed street intersection will 
result in an immediate need for a traffic signal, a city-approved signal shall be installed. The cost shall be included as a 
condition of development. 

Response: No new intersections are proposed and there are no existing or proposed t raffic signals. Thus, this criterion 
does not apply. 

R. Street lights shall be installed in accordance with the city's public works design standards. 

Response: Please see Sheet C8.0 - Illumination Plan. Street lights are not proposed within the public right-of-way as this 
has not been discussed as being a requirement and because the subject property does not directly abut a public right-of­
way. Therefore, this standard is not applicable. 

S. A Transportation Impact Study (TIS} must be submitted with a land use application if the conditions in (1) or (2) apply 
in order to determine whether conditions are needed to protect and minimize impacts to transportation facilities, 
consistent with Section 660-012-0045(2)(b) and (e) of the State Transportation Planning Rule. 

1. Applicability - TIS letter. A TIS letter shall be required to be submitted with a land use application to document 
the expected vehicle trip generation of the proposal. The expected number of trips shall be documented in both 
total peak hour trips and total daily trips. Trip generation shall be estimated for the proposed project using the 
latest edition of the Institute of Engineers Trip Generation Manual or, when verified with the City prior to use, trip 
generation surveys conducted at similar facilities. 

2. Applicability - TIS report. A TIS report shall be required to be submitted with a land use application if the 
proposal is expected to involve one or more of the following: 

a. The proposed development would generate more than 10 peak hour trips or more than 100 daily 
trips. 

b. The proposal is immediately adjacent to an intersection that is functioning at a poor level of service, as 
determined by the city engineer. 
c. A new direct approach to US 30 is proposed. 
d. A proposed development or land use action that the road authority states may contribute to 
operational or safety concerns on its facility(ies). 
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e. An amendment to the Scappoose Comprehensive Plan or Zoning Map is proposed. 

Response: Please see Exhibit D -Transportation Impact Analysis Letter, prepared by Kittleson & Associates. The 
proposed development would generate less than 100 daily trips, thus requiring submittal of a TIS letter. 

3. Consistent with the city's Traffic Impact Study {TIS} Guidelines, the city engineer will determine the project 
study area, intersections for analysis, scenarios to be evaluated and any other pertinent information concerning 
the study and what must be addressed in either a TIS letter or a TIS report. 

Response: The applicant understands this requirement. Please see Exhibit D - Transportation Impact Analysis l etter, 
prepared by Kittleson & Associates, for more information. 

4. Approval Criteria. When a TIS Letter or Report is required, a proposal is subject to the following criteria: 

a. The TIS addresses the applicable elements identified by the city engineer, consistent with the Traffic 
Impact Study Guidelines; 

b. The TIS demonstrates that adequate transportation facilities exist to serve the proposed development 
or, in the case of a TIS report, identifies mitigation measures that resolve identified traffic safety 
problems in a manner that is satisfactory to the city engineer and, when state highway facilities are 

affected, to ODOT; 

c. For affected non-highway facilities, the TIS report establishes that mobility standards adopted by the 
city have been met; and 

d. Proposed public improvements are designed and will be constructed consistent with Public Works 
Design Standards and access standards in the Transportation System Plan. 

Response: The applicant understands this requirement. Please see Exhibit D -Transportation Impact Analysis Letter, 
prepared by Kit t leson & Associates, for more information. 

5. Conditions of Approval. 

a. The city may deny, approve, or approve a proposal with conditions necessary to meet operational and 
safety standards; provide the necessary right-of-way for improvements; and to require construction of 
improvements to ensure consistency with the future planned transportation system. 

b. Construction of off-site improvements may be required to mitigate impacts resulting from 
development that relate to capacity deficiencies and public safety; and/or to upgrade or construct public 
facilities to city standards. 

c. Improvements required as a condition of development approval, when not voluntarily provided by the 
applicant, shall be roughly proportional to the impact of the development on transportation facilities. 
Findings in the development approval shall indicate how the required improvements directly relate to 
and are roughly proportional to the impact of development. 

Response: The applicant understands these requirements. 

17 .154.050 Easements. 

A. Easements for sewers, drainage, water mains, electric lines or other public utilities shall be either dedicated or 
provided for in the deed restrictions, and where a subdivision is traversed by a watercourse, drainageway, channel or 
stream, there shall be provided a stormwater easement or drainage right-of-way conforming substantially with the lines 
of such watercourse and such further width as will be adequate for conveyance and maintenance. 
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Response: Please see Sheet C3.1- Enlarged Access Plan and Sheet CS.O - Utility Plan, as well as Exhibit C - Easement 
Legal Description & Exhibits. An access and utility easement will be provided along the western side of the property. 
This easement will allow future utilities to be routed through the subject property and service a property to the north. 
An access and utility easement will also be provided on the adjacent property (lot 1800) to provide access from 
Scappoose-Vernonia Highway through Thornton Drive and to allow for utility routing from the public ROW to the subject 
property. An access and utility easement of equal width will be provided through the Crown-Zellerbach Trail right-of-way 
for the same purpose. 

B. A property owner proposing a development shall make arrangements with the city, the applicable district and each 
utility franchise for the provision and dedication of utility easements necessary to provide full services to the 
development. (Ord. 634 § 1 Exh. A, 1995) 

Response: The applicant understands this requirement and will make any arrangements necessary to get the proper 
easements in place prior to developing the property. 

17.154.070 Sidewalks 

A. Sidewalks are required and shall be constructed, replaced or repaired in accordance with the city's public works design 
standards. 

Response: Please see Sheet C3.0 - Civil Site Plan. The subject property does not abut the public right-of-way and 
therefore, no public sidewalks are proposed for this project. Furthermore, there are no existing sidewalks within the 
Scappoose-Vernonia Highway right-of-way so any new sidewalks would have no connection to any existing pedestrian 
walkways. Therefore, this standard is not applicable. 

B. Maintenance of sidewalks and curbs is the continuing obligation of the adjacent property owner. 

Response: The applicant understands it is their continued obligation to maintain sidewalks and curbs adjacent to their 
property. However, per the response above, this standard is not applicable. 

C. Subject to approval by the public works director and planner, planner may accept and record a nonremonstrance 
agreement for the required sidewalks from the applicant for a building permit for a single-family residence when the 
public works director determines the construction of the sidewalk is impractical for one or more of the following reasons: 

1. The residence is an in-fill property in an existing neighborhood and adjacent residences do not have sidewalks; 
2. Sidewalk grades have not and will not be established for the property in question within a one-year period; 
3. Topography or elevation of the sidewalk base area makes construction of a sidewalk impractical. 

Response: As there are no new sidewalks required as part of the proposed development, these criteria do not apply. 

{ ... ] 

17.154.080 Public use areas 

A. Where a proposed park, playground or other public use shown in a development plan adopted by the city is located in 
whole or in part in a subdivision, the commission may require the dedication or reservation of such area within the 
subdivision. 

B. Where considered desirable by the commission in accordance with adopted comprehensive plan policies, and where a 
development plan of the city does not indicate proposed public use areas, the commission may require the dedication or 
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reservation of areas within the subdivision or sites of a character, extent and location suitable for the development of 
parks and other public use. 

C. If the declarant is required to reserve land area for a park, playground or other public use, such land shall be acquired 
by the appropriate public agency within eighteen months following plat approval, at a price agreed upon prior to 
approval of the plat, or such reservation shall be released to the dee/a rant. {Ord. 634 § 1 Exh. A, 1995) 

Response: No playgrounds or other public use areas are proposed or required as part of the development plan. Thus, 
these standards are not applicable . 

. 17.154.090.sa.nitarv.sewers ........ ........................................... .............. ............................ ....... ........... ........ .............................. ............. ................................................................ .. 

A. Sanitary sewers shall be installed to serve each new development and to connect developments to existing mains in 
accordance with the provisions set forth by the city's public works design standards and the adopted policies of the 
comprehensive plan. 

Response: Please see Sheet CS.O - Utility Plan for proposed 4" PVC sanitary lateral to serve the new office/residence 
building and tie into an existing manhole in the utility easement adjacent to the subject property (on lot 1800). 
Additionally, a future pressurized sanitary line is shown for reference to service a property to the north through the 
utility easement on the subject property. 

B. The public works director shall approve all sanitary sewer plans and proposed systems prior to issuance of 
development permits involving sewer service. 

Response: The applicant understands this requirement. 

C. Proposed sewer systems shall include consideration of additional development within the area as projected by the 
comprehensive plan and the wastewater treatment facility plan and potential flow upstream in the sewer sub-basin. 

Response: Please see Sheet CS.O - Utility Plan for location of a future pressurized sanitary line to service a property to 
the north through the utility easement on the subject property. 

D. Applications shall be denied by the approval authority where a deficiency exists in the existing sewer system or 
portion thereof which cannot be rectified within the development and which if not rectified will result in a threat to public 
health or safety, surcharging of existing mains, or violations of state or federal standards pertaining to operation of the 
sewage treatment system. {Ord. 634 § 1 Exh. A, 1995} 

Response: The applicant understands this requirement. 

.. 17.154 •. 100 .. Storm .drainage ....................................................................................................................................................................................... .................................................................... ..................... . 

A. The planner and public works director shall issue permits only where adequate provisions for storm water and 
floodwater runoff have been made, and: 

1. The stormwater drainage system shall be separate and independent of any sanitary sewerage system. 

2. Where possible, inlets shall be provided so surface water is not carried across any intersection or allowed to 
flood any street. 

3. Surface water drainage patterns shall be shown on every development proposal plan. 

4. All storm water analysis and calculations shall be submitted with proposed plans for public works directors 
review and approval. 
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5. All storm water construction materials shall be subject to approval of the public works director. 

Response: Please see Sheet C4.0 - Overall Grading & Stormwater Plan and Exhibit B - Stormwater Report. The 
stormwater drainage system is separate and independent from the sanitary sewage system. 

8. Where a subdivision is traversed by a watercourse, drainageway, channel or stream, there shall be provided a 
stormwater easement or drainage right-of-way conforming substantially with the lines of such watercourse and such 
further width as will be adequate for conveyance and maintenance. 

Response: No watercourse, drainageway, channel or stream "traverses" the subject property but Alder Creek and South 
Scappoose Creek border the northern and eastern edges of the lot. Thus, this criterion is not applicable. 

C. A culvert or other drainage facility shall, and in each case be, large enough to accommodate potential runoff from its 
entire upstream drainage area, whether inside or outside the development. The public works director shall determine the 
necessary size of the facility. 

Response: Please see Sheet C4.0 - Overall Grading & Stormwater Plan and Exhibit B - Stormwater Report. Little to no 
off-site stormwater is anticipated as the property is surrounded by wetlands, creeks, and drainage ditches. 

D. Where it is anticipated by the public works director that the additional runoff resulting from the development will 
overload an existing drainage facility, the planner and engineer shall withhold approval of the development until 
provisions have been made for improvement of the potential condition or until provisions have been made for storage of 
additional runoff caused by the development. {Ord. 634 § 1 Exh. A, 1995} 

Response: The applicant understands this requirement. 

__ 17 .154.105. Water .. system_. .. 

The planner and public works director shall issue permits only where provisions for municipal water system extensions 
have been made, and: 

A. Any water system extension shall be designed in compliance with the comprehensive plan existing water system 
plans. 

B. Extensions shall be made in such a manner as to provide for adequate flow and gridding of the system. 

C. The public works director shall approve all water system construction materials. (Ord. 634 § 1 Exh. A, 1995) 

Response: Please see Sheet CS.0 - Utility Plan. The applicant understands these requirements. New water service is 
proposed off the existing 8" C900 public water main within the Scappoose-Vernonia Highway right-of-way. 

17.154.107 Erosion Controls . ...................... ,., .......... , ................................ , ......................................................... , ...... .................. , ..... , ................... , ............................................................................. , ........................ ,, .... ............ , .................................. , .... , .......................... .. 

A. Any time the natural soils are disturbed and the potential for erosion exists, measures shall be taken to prevent the 
movement of any soils off site. The public works director shall determine if the potential for erosion exists and 
appropriate control measures. 

B. The city shall use the city's public works design standards as the guidelines for erosion control. (Ord. 634 § 1 Exh. A, 
1995} 

Response: Please see Sheet C2.0 - Erosion and Sediment Control Plan. The erosion control methods comply with the 
city's public works design standards. 

[ ... ] 
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17 .154.120 Utilities. 

A. All utility lines including, but not limited to those required for electric, communication, lighting and cable television 
services and related facilities shall be placed underground, except for surface mounted transformers, surface mounted 
connection boxes and meter cabinets which may be placed above ground, temporary utility service facilities during 
construction, high-capacity electric lines operating at fifty thousand volts or above, and: 

1. The applicant shall make all necessary arrangements with the serving utility to provide the underground 

services; 

2. The city reserves the right to approve location of all surface mounted facilities; 

3. All underground utilities, including sanitary sewers, water lines, and storm drains installed in streets by the 
applicant, shall be constructed prior to the surfacing of the streets; and 

4. Stubs for service connections shall be long enough to avoid disturbing the street improvements when service 

connections are made. 

Response: Please see Sheet CS.O - Utility Plan. All utility lines will be placed underground, except for surface-mounted 
transformers, surface-mounted connection boxes and meter cabinet s, and temporary utility service facilities during 
construction. 

B. The applicant for a subdivision shall show on the development plan or in the explanatory information, easements for 

all underground utility facilities, and: 

1. Plans showing the location of all underground facilities as described herein shall be submitted to the public 
works director for review and approval; and 

2. Above ground equipment shall not obstruct visual clearance areas for vehicular traffic. (Ord. 820 § 11, 2012; 

Ord. 634 § 1 Exh. A, 1995} 

Response: Please see Ut ility Plan (Sheet C5.0), which shows the location of all underground facilities as described herein. 
There is no above ground equipment that would obstruct visual clearance areas for vehicu lar traffic. Thus, the above 

standards are met. 

_ 17 .154.130_ Cash .. or .. bond_.required_.··· ........ ....... ... ...... ....... .......... ............................... .... ................. ...................... .................................................................................. . 

A. All improvements installed by the applicant shall be guaranteed as to workmanship and material for a period of one 

year following acceptance by the city council. 

B. Such guarantee shall be secured by cash deposit or bond for one hundred ten percent of the actual cost of the value of 

the improvements as set by the public works director. 

C. The cash or bond shall comply with the terms and conditions of Section 17.150.180. (Ord. 634 § 1 Exh. A, 1995} 

Response: The applicant will guarantee workmanship and material for a period of one year following acceptance by the 
city council, and w ill secure said guarantee by cash deposit or bond for 100 percent of the actual cost of the value of the 
improvements as set by the public works director. Such cash or bond will comply with the t erms and conditions of 
Section 17.150.180- Bond-Cash Deposit. 

17.154.140 Monuments . .................................. , .......... ............................................................. , .............................................................. , ....................... , ........................................................................................ ......................................................... ............... ......... , ......... . 

Any monuments that are disturbed before all improvements are completed by the applicant shall be replaced and 
recorded prior to final acceptance of the improvements. (Ord. 634 § 1 Exh. A, 1995} 
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Response: Any disturbed monuments will be replaced and recorded by the applicant prior to fina l acceptance of the 
improvements in order to meet th is requirement . 

.. 17 .154.150 .. 1.nstal.lation/permit. fee ... .................................... .. ......................................................... .............................. ..................... .... ............. ... ..... .............. .. 

A. No land division improvements, including sanitary sewers, storm sewers, streets, sidewalks, curbs, lighting or other 
requirements shall be undertaken except after the plans have been approved by the city, and all applicable fees paid. 
{Ord. 828, 2013; Ord. 634 § 1 Exh. A, 1995) 

Response: All land division improvements will be undertaken only after city approval and payment of applicable fees, 
thus meeting th is requirement . 

. 17 .154.160.lnst.a.Uation--Conformatio.n .. req.uired ............................................................................................... . 

In addition to other requirements, improvements installed by the land divider either as a requirement of these 
regulations or at the developers own option, shall conform to the requirements of this chapter and to improvement 
standards and specifications followed by the city. {Ord. 634 § 1 Exh. A, 1995) 

Response: All improvements will conform to the requirements of this chapter and to the city's standards and 
specifications . 

.. 1.7.154.170 .. Plan .. checking.requ.ire~ ......... ................................................................................................................................................................................ .................................................... . 

A. Work shall not begin until construction plans and a construction estimate have been submitted and checked for 
adequacy and approved by the city in writing. Three sets of plans shall be submitted for review. 

B. Three sets of revised plans (as approved) shall be provided. 

C. All such plans shall be prepared in accordance with requirements of the city's public works design standards. {Ord. 634 
§ 1 Exh. A, 1995) 

Response: No work will begin until 3 sets of construction plans and estimates - prepared in accordance w ith 
requirements of the city's public work design standards - have been submitted and checked by the city, thus meeting 
these criteria . 

.. 1.7.154.180 .. Noti.ce .. to.city .. required ....................................................... ............................................. .......................... ............ ...................... ....................................... ...... ..... ..... . 

A. Work shall not begin until the city has been notified in advance. 

B. If work is discontinued for any reason, it shall not be resumed until the city is notified. If work is discontinued, the site 
shall be protected from erosion. {Ord. 634 § 1 Exh. A, 1995} 

Response: No work will begin without advance notification to the city. If work is discontinued the site will be protected 
from erosion and work will not resume without notifying the city, in accordance with the above requirements . 

. 17 .154.19.o. City .. inspection .. required ...... ............................................................ ... .......................... ....... ....................................................................................................................... .. 

Improvements shall be constructed under the inspection and to the satisfaction of the city. The city may require changes 
in typical sections and details if unusual conditions arising during construction warrant such changes in the public 
interest. {Ord. 634 § 1 Exh. A, 1995} 

Response: Improvements will be constructed under the inspection and to the satisfaction of the city. 
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.11 .154.200 .. Engi neer's .. certif ication .. required .......................................................................... ........ ..................................................................................................... ................ . 

The land divider's engineer shall provide written certification that all improvements, workmanship and materials are in 
accord with current and standard engineering and construction practices, and are of high grade and that improvements 
were built according to plans and specifications, prior to city acceptance of the subdivision's improvements or any portion 
thereof for operation and maintenance. {Ord. 634 § 1 Exh. A, 1995} 

Response: The land divider's engineer will provide a written certification that all improvements, workmanship and 
materials are in accord with current and standard engineering and construction practices, and are of a high grade and 
that improvements were built according to plans and specifications. 
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• t' ' C8<1 
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·.\' I ---- ~-UN£ ce,, 
~ I : - - - - SE™Q</Wl)jDIT BNORY. C8 S.I 

I·. \ --- <Nl= 
I \ I I -~- (N)ST""'UN£ C85' 

(- ,, . ·/·li .-. I -- COOIRUN(OfCRIDC '"'" 

1 ·: b··.I:"· i:-:-:.1 ,,._ : :,,."";,,_.,. ce •·
1 

,\-· ~·.J , ::,_-\ -24•- (N)""ORCONTOO! C852 

.~_, .. .- .,_Ji · .-. ·.\ - - 25·- - (0 ""°" '°""'"' , .. , 
•

1
~ ~- -

4
0• " •• · \ - - 24•- - (O 1iCHOA CONTOIJI: 

,_t: ;i: 
1
_ • • ••• ' - - - - $0' RlPAll'IJ.N,IWrnNI) CB 7.1 

.:::; ~ r , 4S' ·\ SETBACK C9 7.2 

I

.., 1 I O (N)CATOi&SIH 
•. EB PROP(R1Y CORNCR C8 a.1 

•. I 

STRUCTURE TABLE - Sl.ll"ON I "' OUT "'""' I'""" 
OR1,t ..U: I - $TO"' I M0.00 I 41.7( I LL: •S.OO I LL: .,.,,. I ,,.w 0.11::: 

=..u: 1 - STo"' I 1♦"-001,,.1r l LL: "'" I LL:"·"' 1,,,.00· I '-""' 
ORM: AISLE 1 - STORM I o+oo.oo I 47.7r u:.: 46.76' I 125.oo' l O.D 

~ A&[ 2 - STORM I 2:+so.00 I 47.!1' I IL: 45.05 I IL: 45.05• I 37.oo' 0.75::: 

ORM: ASL 2 - STORM I 1•2100 I 47.!1' I Lt: 4d.02 I IL: 46.02' 

ORM: AISU 2 - STORM I 0+00.00 I 47.!1' IL:4&.64' ~ '°' 
ORM: AISLE 3 - STORM I 2♦50.00 o.ar IL:4S.05 u:.: 4S.ot 

,..,,, 
0.76: 

ORM:AISl.!3-STORM 1+2$.00 47.!1' Lt:"6.02 IL: 46.02' 125..00' .,.,, 
ORM: AISLE 3 - STORM O+oo.00 47.82' lt:4&.64' 125.00' 0.51);. 

ORM: AtSI.£ 4 - STORM 2:♦S0, 12: 47.!1' l(.: 45.08 IL: 45,.08' ,,_,.. o.aJ: 

ORM: AISl£ 4 - STORM I 1 ♦2112 47.11' L(.: 46.02 lt.: 46.02' 1125,.00• I 0.75:: 

ORM:AtSl.£4-STORM o+00.11 47.81' LL: "'"' l 12.1.or I •oo: 

ORM'. AISl£ S - STORl,I 2♦50.00 IL: 4S.OS' ,..,. 
"'"' 

D1WE AISl£ 5 - STORM. h-25.00 IL:46.02' 125..00' .,.,, 
ORM:AISl.£5-STORM 0,00.00 lt:4&~' 12100· """ 
D1WE AISl£ g - STORM ,.,..,, IL: 4S.OS' ,,_,.. o.aJ: 

ORM:AISLES-STORM l ♦Gl.09 47.!1' L(.: 4'.02: IL: 46.D2' 12.1.50' .,.,, 
ORM:AISl.!!i-STORM 0.00.00 49,ae:• L(.:46.79' 10.l.OO' 0,75; 

ORM: AISLE 7 - STORM o+tHJ 479S' l tL: •~ltL: 4~· C.UG' '·"" 
DIWEAISLE7-SIORW 0.00.00 ., ... IL: 46.06' 94.92:' .,.,, 
OfM A&! 8 - STORM 1 ♦90.SS 141.ar tt :tl! LL:""5' 1 21.so· 0,4P: 

OR"1£.AISl£8-STC(l;M l+tS.SS 147.GT LL: 45.50 
IL: 45..SO IL: 45.50' I 1100· 0.50: 

ORNE AISl.E 8 - STORM 0+91.41 ! -ta.CJ' u:.:,s.79• 1~ 1' 0,0:: 

DRM:AISL£8 - STOIIM o+oo.oo I sua· LL: ,0.00' 111,,.- 1 '-"" '. \:': ... > < ~€: .· <?>~,, :: 
I I. '" • ' ·- . . • . • , • .. • ~~=- ·. · ~ · , ·. ·. · . '- a, 9.1 ~ AISl£, - STORW ltt91,ll 47,t6' LL:. .o.29 u:.: 4J.09' our 1.00:: 

.,, .. 1· .. ;,---c_-~ -- . , .:S_"'.;·-:-~_-_.:..-.~~~·::•-::...__..._,,¢-. ,'"":~ ··: ., C89.2 OAM:NSL£9-STO!l:M o+oo.00 47.90' U:.: .U..21' 91.13' 1.00: 

--- ·..:....·- ' ..(()_ ._ .... _ ~· ... ,, 
CRAOINC/STORMWATER e_LAN KEYNOTES 

(D O 80R[f[}l00N STORMWAttR SWALE ffl 0VERfUlW TO SOVTM 
SCN'P00SE CRE1X. SEI SHEU 04.0 rOR SWAI.£ 0£tAlS. 
T.O. SW.I.I,[ • 47.00' 
8.0.SWAI.E•4J.0C' 

@ '-EW l!tOR£rEl,lT)ON STORIIWATOI SWAl£ ffl MRFl.OW TO EmnNC 
wrnA'llS. S£E SHEU 04.0 FOR SWAlE D£LIJLS. 
T.O. SWALE• 4100' 
a.o. SWAL.[. 4S.OO' 

(D N£W8"f'll'CSTCRIIMAl'(RPff.'f'l1)(:ALB(TliU)ICATCH8/&INS. 
scr ~TDI ~ WII! OH TICS Slfif roR AODmQ!'U,l 
-1\0N. 

@ NO' a• P',t Sf~ PlPE rROLI ~Tat SISl!4 TO SVi..u 
OUTTAU.. st[ CAlCH s-5IN WJL( ON 'DIS gm FOIi: 
AOl)(TIOW.Lllf'ORMATlOH. 

= "",V,,!r,;1zr; -sJO' ... ,, .. t""" / _ -~~~. © 

. s~--r~ ==~~===-~~-='§-0~~' ~~;~~~~~~=~ -~~-~~; 
N(W ROO( otrlFALL PAI> AT e· l"l'C STORlil Pff ounn, TYPIC>t 
AT ALL SWALE PIPE OUll£tS. 
EX!STlC 12· CULVERT ~DER ~10H ORM. TO ROWN. 
CONTRACTOR 10 P'Ono..E N4l 'lmY CIA.I/On Q.(VAOON PRlOR 
TOINS'W.LAOON<S~ORM:'IQ.Y»IDllTlITES. 

··--- ~· ·-·-·--·-·-·-·-·r;:------·-·---·-·-·-~---·-·~~ • - · - -::+7,c-\ 

~ 
' I • IQ ... - .. - - - • ' _ --'- '- - ,- ~ - =- - - - -- . -- --=-= - - . -=- .- - - - c - - ', 

l ~AIM: ~110' -- ,,· - _ .,---t" __ \ !- r-(OLC.N(t):)J.ZJ' --- - -- - ----_.'----•• --·- ---- - - I \" \ 

! j I (0 LC. N (S): ».1:J' - \.. __ (0 ~ OOOt ·, ~ \ 

l l· ~~i::.w , \ \ 
isl 1 (0 LC. IN()(): ».10' 1 

HEW OUTTAU. COtMYANCt PIPC. 

H(W ROO( ot/'IFALL PAD AT C)M.'YANCE PIP£ OUiT,AU. ~ Af 
ALL STORII PIP( OUTr..US. 

Exhibit 4H 'C I l!)U.N00,'3:"'' 

OVERALL GRADING & STDRMWATER PLAN 
o•lO'l'G':#40• ,O' 120' 110' 200' SCAU.'.1 ■ 40 ~ F=, 

1,.,.~ 

"' """"""" "" ~Lower ~-°""" 1-""'---""--'3""550"-+-<M._ ERALL __ CRAD_ INC_ &_ ST_O_RMW_ A_IER_ Pv.N_ 
:.D3N\tftl M-111' A _ Columbia C1.B orSTAD STORAGE uNrrs 
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\ Exhibit 41 

o· ,i-i- i:r 4d ... 120· , ... ,.,. GRADING • CUT-FILL AREAS 
SCAii! l • 40 ~ F=71 I I I 

~ 

"" St H,,.,..Ontoo Pl:lil.~ 3550 CRAOINC • CUT-FIU. 1/1.f>S ower 
Columbia 
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"50<0/T 
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(() ftOODW.\Y 

(0 MO""" ZONE 1£ 

SLOJCCT""""" UNE 
Atr..w::OOPROPOl1Y LN: 

~-­
(N)fENC£ 
<t') STORM UN£ 
(N) WAIER UNE 

(N) '"'""' UNE (N) POWER UNE 
(Q UTIUT\' 
COITIJUt or CRW< 
1llf'O(""" 
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UTILITY PlAN KEYNOTES 

(D NCW 100 lF or •" P'.t SMn'AAY IJJUW. 0 2.00: SLOPE MINIWU 
FilCl,I N(W crna:.,'R(SIOOU TO CXISl'tlC S,l,.lilTAl!Y ltWHIL!. 
COHTRIOJR TC \'tRlf'I' liWiHOtC tt-N 00'TH Pf!IOR TO 
"'1"'1Am~ 

@ EXt$'TlNC '8" SIA.IIDAAO SAHIT>Rf W..'fW 

13 
LC • CW), "-'T 
LL IN (N): W,' 
L£. OUT: 48.•T 

@ OOSTINC48" STA~S>nl'AAYW.IIHCU. 
A.PPROXJW.ttR!M:55.«' 

18 
Lt 11t ◄US' 
l£. N: ◄a.99' 
Lt. our: ±◄!..89' 

@ El1IS1>IC ... """"" '""""' 

l3
LC•(W),"'2' 
Lt~ (M): •U 2' 
Lt OIJT: <46.12' 

@ COSTl.'C .a• STAl.'llAA'O liWIICll.!. 
APPROXIW.tt RIM: 50.J4° 

!8 tE ~t~.2•· 
@ll1ISll1C<O' St<NOAl11) '"""'-' 

1
£) L(.IN(W): ◄5.J2' 
E) Lt OIJT: ◄S.12' 

Q) £Xl5TlNC a• DJ. S,l,N!l>R'I' SEWER VJtR.IL 

0 
(D 

© 

ID' PR[5SURlZ[D ~ I.R'lt 10 NOR1HERH AOJl,C()f1' 
PIW?ERT'I', SK:IWN FOR ~C( (~ T PAA'T Of T1C5 PROJCCT). 

CXlST1NC a• PYC ~>RI' SOOJI ~ IN SC,.4PPOOS(-VO!H:ltM 
KICHWAY RICHT-of"-WAY. 
CXlST1NC a· C90D POBUC WATER ""-"If 1H SCAPPOOSt-'-ttRH:ltM 
KQlWAY RICHT-oF'-WA.Y. LOC>.not,l SKlrl..l II[ nnD 'iU:IF'lED IN 
MJJ;w;,f,_Ol"HDTWPlNC. 

(J) HCW WATER UNCS TO CONMCCT too [mTINC a• CJ00 PUBU: 
WAr£R liWrl. COO.tClXlH StW.L 9C liWlC wmQ1f OISRllP'IN: 
SOMa:TO CUSTOIOS..COtnRACTORTO<:.OHTACTTHECt!YIS 
SCAPP00S( Pl!jQR TO ttOT W WORK. eottmACT0R SHAU. 8( 
N'PRCl'r'ED BY iH£ arr Of SCAPPOOS[ m::>R TO StlRT Of WORK. 

© NOi' a· cm nRt w,1.,'l'[ft LM orr rr EX?STm a· CX>O PUBUC 
WIJER W.N N RQtr-Or-WAY, l"lW. .-liUCNMOi1 »ID LOC>JIOM TO 
BE: WPRCM:0 BY THt PUBI..IC WORKS DIRECTOR. 

@ NEWMt w.t.'ltRV.la.T WITMOOUBl.!0£CKomCTORASSDaY 
AA'O 8-tjCH KAWSl'RUP nRf: wrn:Jl V~ T TO 8E INSTAU!D wm. 
DIE RICK\'4 -WAY. TH( C0NWCt0R StW.L CCOROOW[ ffi HO 
ro'M!R roR SPIOIC R£QUIRD,IOO'S BEMO! THC rm: U(T[JI A'(I 
OOUBL!O(O(ASS[),,8.Y. THE VAU.TSIZCSHIJ.L.8£cotRM:NED 
8Y onos »10 SliAU. sc suawrrm TO THE aTY or StN'POOS[ 
»ID n£ PROJCcr EHQNEIR FOR J.PPR(NAL f'Rl:fl: TO IKSTAU.ATXlH. 

@) N(W l1R£ IMlP.A\1' ASS0,1131.Y OH 5'd' COtmlt fl,ij). 
H'TtlAA.'1' TO 1NCU1CC IHTECR>l STORZ srr,J,IER NOZZl£ WITH 
P0a N\ITOH r:A. 

® NEW a· C900 PRIYAT'E fiR( WATER ~ rOR f'lR£ Kl'DAA"IT SIJPPI..Y. 
@ NEW s· C900 PRIYAT'E 1lRE WAITR LATEAAL OFT NEW 1r C900 

PRIYAtt flRC WATER w.lN 10 SIJPPlY f1R( HYClRAHT. 

@ NEW s• CSIOO PRIVAtt ru!C WATER VTOV,I.. 10 Fn'O Kl'tllWr1 
ON ~ ACJAC£>lT LOT, SMOWN FOR RITTRD!a: {NOT 
PAATOF'MS~CT). 

@ N(W 1· OOl,l£STIC WATER LIHE Ofr Of £XIS11NC a· C900 PUllU,;'. 
WATIR WJN tf ROrr-or•IO.Y. oowcm: WAT(R UM( TO 
SUPPLY om::£,IRESIO(NC( auu:o«:: ONI.Y. 

@ N(W 3/•" WAT'Ot U01R PER OPSC 1ASI.£ 610.4. '-ETER 
l.OC\JKl;M 10 BC ~ 11"1' 01Y Cl" sc»'POOSE MJt 
WORKS OEPAATWOIT. 

@ NEW 2• ?EX 0014.'SOC 'IW'ER UN[ TO NORDm ~ 
PROPOlT'r. SK)WN roR R{J'[RDiCC (SOT PAA'T or lHtS PROJCCT). 

- ---,; 

-- -----------=---·- .. _ _,, _ _,,__ - -~ ------------- ~ --

@ Nf.'W El.£CTRICAl. SERwlC( 8t CRPUD Off' EX!mrlC POWER 
~ 1H SCAPflOOSt-'@(NA IGCHWAY RlClfT-1$-WAY, 
LOC.ATIOH ~ ~ <S TRANSrORt.a HID OMR 
O!CffllCM. SEwa: C1.lMOtl'S TO 8£ COORDl™.TED WITH CRPUD 
PRKlR 10 NSTAUAnctl. 

@ :~~~~.o'r01t~:::=~ 
@ :~~~~4.~a:Olt~ ~ = ·& 

Q• ,o• '$ YI 40' ,O' 120' ,.,. 200' 

UTILITY PLAN 
SCAIL: I •-.0 ~ 

---------- -----:..~.ao~-::__: ;:; 

- - - - ---- - --- --

\ 

"""'"""" 
-~ 11 I 

NOT 
FOR C0NSlRUC'l10N 

"" 

0 
\ 
\ 
~-

@) OlSTIC 12• DIA. OJL'Oi 1,.IIO(R THOR>.WI ORM TO REM,l,IN. 
COHTRACTOR Ttl POTHCl..E AA» VDaN' CU.VERT D.(VAl'!ON PRl'.lR 
10 INSTAU.ATOI Of NE'W DRNEWAY ANC Vl'UTlES. 

@ 0 BURIED POWER !XltlDUT TO IO 8UUIINC.S. 

@ 
@ 

EXISilNC <MJ!H£>D PO'IDI UN(S lH CZ TRAL RICHl'-<:f•WAY. 

o::im«; UT1JTY POI! FOR IMIKA0 P0'wUt IJNCS ti CZ TlWt 
RICHT-Qr- WAY ~XMl.f[ LOCATION). 

Exhibit 4J 
Lower ~ "'"" °""' "'" ... ;sso unUTY Pwi Columbia .. ....,,, li""KO'";--'RM=2 + 0:-:rs.:1;.,;AD,.;.sr.:o::m_ E_u-Nrr_s ______ _ 

Engineering'¼ _,. ADJ;/, orsrAD 
-- --~ . "' D-3550-C-5 1"" 05/ 30{202< cs.a 
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:·-H I • § ,~ / . I 
r • 1, I • 5 ,. . ·: . l 
:· • J I . • i ~ • ·1 · _. I \ IQ...,., "'I". ( ~ ~yl. . ,·.- - , 

§UJJ:JIJ~,.,i±1r=~:~- . -} ) I ·. : i'i.· : /· . .-. 1

" ' I j " ! .. , .. ... \ 

"---

LEGEND 

(H)ASPtW..TPAVOIOIT C==:J 
C==:J 
c::=:::J 
111111111 
c=:=J 
C-'.ZZ,2l 
c:=:=J 
c=:J 
c=:=J 

9 

(OASPHIJ.TPAl,0!00 

(N) -.IU< 

(N) SiRIPDl CROSSfllAIJC 

(M) llUtJltlC 

""""" 
(l1 WE!IA<O 

(£) nooow>.r 

IQ FlOOOPW< 

SUUCT PROP(RlY UN£ 

""""" PROPER1Y u,,: 
S£™0(/[ASEM008Nlllll'. 
(N) Fl>CE 
~ECiCRErK 
TOP Of &I.'« 

50'RIPAA!AN/W[n.AND 

"™"' 
PROPER1Y -ER 

"---:;:_: j 1: : :- < I .. 
' ·1 I . r · , ____ >, t; 

~-....; · •v ,• e 

= 
rJ \. -· ·. L --- Sp '·~?•\ 
·'1. ·1 • • -- • ' s . .-\·. \ 

·------------- -- --
lAXLDT: 1800 -

OT't'O(SUPPOOS( I 
ZOM(: U = 

' 

s_- . . \ 

\ 

\ 
\ _\<:' 

: ======izlPl}N;l;US/Llll.. , . ---- -\? / OIT. • C20'Mil:tU.Cl:llA04TRAll ..,_ (M)t lMJ. a!lAAroa:,M'ICII.At.OIC 

~

, /, ,•• ii'\ ~l'RC»'CITt"UH(IOfl00IN;n( 

- -- - , --=A . =-- , -- --j=@!XICMU,M%DAC:tSS~ ~~m:,=..cM.OfC ,111 ~rm.~ / --------:':ir~~~r --=rr-~~ -. ====,;= CJ.I fOlt~ - ·CIICWN-Z[ll,[JIBil,OjTm.'1:Wf-11-:l-... ____ Nil)CROONDtQ,tll:WIO' -------~ O( ,X l7.100.090(C). • • -\ 
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PLANTING _I._E_GEND 

BIJFTtR TRCES - 'PRtlcrroN sonR'I"' - ClNl<r.O 
ll:IIOCCO BlD8A) 
NO U:SSnw.l tO'tlU.AJni.t[Ci?l>Hll,'C 
15' '#IOE • 40' TAIJ. AT W.TURllY 
S,>C,K: 20' ON CDm:R 
QUA)(JlTY:4,J 

IIUITTR Stfl!JBS; TAU. OREC0N CRN'C 
(IWl)!M"""10UUII) 
4' WIDE I fTAU. AT IL.\ruRITY 
srzts--<.<WN 
SPACINC: 4 rr O.C. 

"""""'" 
SHRUBS- 'MI.INC>OOlf' Off 'PEE WEr 

"""""""""""' f 'lr.:t)[ l f tM.1. AJ W,TUR!JY 
SIZE: 2-CAI.LOO 
QUN•.1!1'1': 17 

gjRIJ8S - R0CXROS( 'SUNSET' 
(etsruS X PlA...uM.DffiJS) 
SPA(>l)INC • t TM.I. AT ~"Mm' 
SII!: 1-Gt.U..ON 
01.Wml'r: l i 

~F!UBS - OFNICE S(I)C[ 
ICAA()(TISTACE,) 
2' WIDE I 2' tAU. AJ W.TURltY 
SlZ[; 1-<:AUON 
CII.Wffirr:71 

SKR'JBS - JUNlPER 'AL.L'S COLD' 
(JUNIPOIUSCOtrlFOOA) 
SPRfiJlt!C • t ' TAU. AJ IU.1\IRIIY 
SlZ£: 1- (;,i,LU)M 

"""""'' 
SITECROUNDCCM:RKINNOONl-,1CK 
(AACTOSDPH'rlOS lNA- URSI) 

~CROIJNCCtM)t-StJNM.W:• PIWR!EWIX 
(SU 07.0 FOR SWALE PlANnh'C PLAN Jc TABlE) 

PARKING lNFDRMATION 

PAAKIIC USE (OR EOUNM.00): """"""' ISPACtP£R200Sl'Ofomc[PL\/S PAAKIIC R£01M£MOO: 

orn:c AAEA PROPOSED: 
PAA!CNC REOIARED (BY AR£>.): 

P1'l!KINC REOURED (BY CAAET>JCCR): 

TOlM. PAIIJ(INC REOUIRtn: 
NJI..P~CRE0t.lR£0: 

TOW. ON-SITE SP.ACCS PROPCSCD: 

PBQPOSfD PhWtfC JtlC08MIJJ0N 

2SPAC(P£RR)RC,lJ!(W((R~ 
sooso.rr. 
J SPICES l"'°/200 • 2.50) 
2 SPM:ES (1 CAR(W(CQ ~ 

S SPICES 
1 SP.ICE 

S SPACES (1 NJA Ni0 -4 SJ,.1."10,1,RO) 

Qll-SITT: STA"itW!tl SPACCS (9'11!'): 5 SPACES (IND.JJOCS 1 A04 SPACC) 
B!CYCllPAAIONC: 2SPACCS 

Exhibit 4K 
O· ,i"i--ld -40• ... ,., . 150' ~oo· 

PARKlNG & LANDSCAPE PLAN 
SOL.(: 1 • 40 ~ ~~,~ 

""""'""' "" ,.. CONS1RUCOON 

"'· ""'°'"'"" 

'

Lower St"'""°"""_. - ... 3550 PARK1Nc & LINOSCIPE PW1 

,A ,A Columbia ,..,,_,, "'" RM2 omAD STORAGE usrrs 
- ~ Engineering~, ""'" ADAM oFSTAD _, 
~ - - - · ~ - 11! D-3550- C-6 ~- 05/30/202◄ C6.0 
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SCA~QOSE FIRE TRUCK SPECS 

5J.5' 

~IFl~ a (00 

I I '" 1 1 I... ,,_,. 
SCAPPOO$( Fl!(lJDOOITRUO( 

CMR,IU.lf);C11; 
(MR.IU."1!)1H 
MAAIJ. IIOOYWIOTI; 
W:H BCO'I' CROUNO CII>J,Ni,:C( 
TRACKWIDiH 
LOCK-T~-lOCIC TIME 

""""''"°"' 

LEGEND 

~ (N) ASPIW.1 PA\<l<OO 

~ 10"""'-'"""°" 
c==i (N)SIO€W'"' 

111111111 (M) """"CROSS<II.< 

~ IN)"'""' 

~ (IQ v.,0SC'l'!ll -

[ Z:Z:21 £A$OIOOS 

c:::=:=:J (0 ,ru..., 
c=:J (QR.OOOWAY 

~(0"""""'' 
suucr PROPOl'IY u.'£ 
~PROPOm'a(( 

SOS,\CXfWO,IOOOh"DR'!'. 
(N) rn<:t 
toom.JNE Of CRfIX 
TOP Of !WIK 

SO' RIP~/'NETlA"IO 

""""' EB PROPCRT'I' CORIO 

,,, ,,, 
llO 
to 
Ito 

'"' J:1.0 

-~ """''"' --- --- -
~

_, ~ ~ I I I 1 I I I , , J I L 1 1 - - - - - - - -

< •• - - <""'"" ,,..... f·a·=========t=== " • "/ ; ·c \"-~ ---- , ....--..-- . 
' --~--- - --\-.-

~ r.~, ~:~~\:':is~:=:~=~:"'"'="'---n---------7i ! I~ - ------ ~ -----
"""­™',.A/IIDll.0,W, \ 

~ 0 

\ . 
\. 
\ . 

Exhibit 4L 
(i' O· ,;,. w »' ,41)' .,. 120· ,.,. 200' 

FIRE TRUCK MANEUVERING 
SC.AU: , .. 40 

~

er &.""""°""" 

11 I I ~~ ~ w 
""' "'"""" 1--1---------1-----l olumbia ~IA oFsrAD sur-srORAGE 

Pf<llJIG"'"' 1-1,------ --1-----l E - " ""' "'' ngineerincr ~ ADAM oFSTAD 
FOR- l--lf--------1----l~ _-=-.::..:i;:_ "' 0-3550-C-~IMRINC "" 11/09/ 2023 C7.0 

"'· .......... "" JSSO FlRE TRUCK IAANE\M~NC 
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PLASTIC SHEEJINC 

..... 
_\2"0,0,.WO,Mi,---­
~...,,,.CDl'lla.-.,.M'JMUD,._O,¥,.-,ftltCT 

~ -ll,lllllfllllCD'IIOft..'tMIIU«rt--Clll~IIIUM.OI 
I00-•- 1 .. --....... ~ 
- - DmNt-1·----0,a(IIC,. 
~.....:.,..,..-.u.•1111t11LUZ1ftlCCWC't•111tcac,w.;,-

PLASTIC SHEETING a--~-1 

----;====--..:::.. --'-::r'~-::,: 
-•ftl•~ ~-... -­_,.._ 
,.~,. 

~ l.:IIOCIC1'l- - CM 
3"11"'QR,,..,ffDt-,C ~~=-= 

..,l'UCll:__,. ,...,or 
.-...-OIICMM :-....:o:::c.l!C 

R~_OLIEB_ BERM 

1.-'IUICST-• 1-.--->" Es~· I ~-

==-=''_,. 
:!'~~­
~ 

L_ 
~-. 

COM~OST_ 1:J:L~ BERM 

___ ., 

FILTER BERMS I ...>-
1 ... - _ ... _ .. ROCK/COMPOST ,_,-,. a..,w...,~Scm:,,s 

-­' .. 
J.iilll_.;"j.',.' 

0,1_ - - - .. -
c;UNOIQ/1'0,#ffc......a-•-~ ! ~~~-:i-~:t::O:..~~~-'t-

~=-11 

·-=.-. 
• ~n..r ,..ram-o,.--..QUIIIICDt. 
cnecxsw Ott IICC'lmnn: 
_,.__.,..., .. >-4"CllNIIIOOC,.,_..,..,..,..,,.M'tJICIUCCltO'li0(1U 
,.-.:: '!Ol'M:'OT ...... ...-.0. 

CONSTRUCTION ENTRANCE 

,. -orrr.<a.110-.-.• 
-....mftl...,,.,.#IIIWIATC 
--Clrl>,OfTWIM4-
na:aa,,,M0, 11 toa. .. ,. _, 

z.__.,,. ,IIO.fflCI...,. 
0,4MC11,.0II-,~--~--­~----_,.,. 

~ ,,I< __ _ 

::s:~rc:.c::-:c 
"'=='~~ 
~-==-:.;;1= 

la--~-

.. ~~='~ e.LAti 

1. ~0CICJIIC"lt­
......... ...,_,.,ai 
CDIJ-'IMAT •~#O 

a1:m7 

-~:.:r.c 
SECTION A A 

CONCRETE WASHOUT 
a--~-

_..._.,, __ _ 

----·-

' 

eJ!ll!JL.E. 

EBllliUIEll'. 

SEDIMENT FENCE 
~~ NO. ~ 

....... 
\. lllllliOIT'IIICl:ftl~'C:nlOO 

1.DCll"t_.,._.,._ 
1 ..-10T1010, n.10tr.-,,,cr 
~ ... .,,,.,N90-. 

~ ~l'll,-Gllln:111.,DICI: 

:~~=:~ 
.. ..-..--il'UCCD =--·.:w-· 

.n.,..,_ ... _ ~--
:-~.i-:.. 

a--~-

~ 
~ 

~ 

~

---~--
' 

MQ1 INlfl Pl/IN Y]EW 1 
~ .. __ .. ..,., 

""" ---------a.~-...... ---.ioia..r 
,,_(1) 1V--OII----. "=~~-=-~~ ... T-

.,. __ 
o,,om.iOlfDM.:J: ~-=::: 
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==~ 
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... _ .. ___ _ 

&. -----------·---- -~-accr-.ct-M 
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lo,u,•a ~ 1111) 

--

~~~=~~~: 

WATTLES a-w....~-

+ + ++ + + ++ 
+ + + + + + + + 

+ + + + + + + + 
+ + + + + + + + 

+ + + + + + + + 
+ + + + + + + + 

+ + + + + + + + 
+ + + + + + + + 

+ + + + + + + + 
- .. + + .. + \ + .. 

\ \. C-~---M-
--1'U---

PLAN VIEW 

L IIO.TN:91.0U.•~-y-c,,u:rrc:,._.,_ I. .-:,,n-,o« ____ ........_., ,o __ 

lo m:ic,c,u:9W.l.•~~-.f_,.1t0_11.Ni_aOIICITMUIC. 

INLET PROTECTION 
1YPE 4 a-w....~-1 CONSTRUCTION STOCKPILE Exhibit 4N 

~

f Stlk..,_o.,., ""'"' J550 ESC DETAILS 

~ 11 I I 

Iumbia ""_"""" .,. ., MLA llfSTAD sa;-sroR.1GE 
1-1---------+----'- Engmeenng~ _., Al)>l,I om AD 
1-1---------+----' - - ' -... "' 0-3550-01.0 "" 11/09/2023 
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~ 
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m=".""""="'"""'""'"'-~~0ns11l)l"ltOltTOna:>,0,1 ... ......... 
~ 

IN OFF- ROAO AREAS 

*' ~Q.~ j_l±{:;;j 

,,,~ 

~T CONCRrn 
SURF"ACE STREIT <k 
C£0TEX'T1LE FA8RIC:: 

l/~~1/4° 

.,, ... 
At.lU'lOOUIIICOO'AIL 

Iv•· ~ i.N., , . , . 

...... "' . =-c-
... 2 urn 

i •~CA.C:. 

~--~~ 

t--~ 

~ -"•..----:fl / -~ .. . y RAMP DETAIL 
::•• • • . ~ •"= C0IOtn: WITH PLANTER STRIP 

....., 2· o, l/4"~ · ~en lfl0Clt 
COW..cfCD~ 

SECTION ,,,_,._. 

,C:C~K.)000,=i$'1MN'™ATZ8Dfl'l':i. 
'TWO smc.w,,,uc "'"4,S l"Ot C0RJIOt AIIC IICDUUtm AT AU.. lilOI' ~ 

l. ASINCl(DW::OW,LIW,i, lil,lYICU$Cl AT~TION$,0NLT,WWCH~ 
COIISTll,t,lm ""0Hllll"I' IH~ '!'ltO IWlf'S NffJ ~ SI' CITT OQrla,t. 

4. ltO'U.COIDrlTC111111SWSTICl'OLIIIICOACAllrit$TA\1JmCl,L 
C)C( 0, IIOIMrlb<: °""' 

'- CONCltCTt N A ltC'l,i,CD,OtrCi#IO~ JCITNOTill,ICI( 
:lHtrMXOf"THCC\M8 Nnlt~~OIT 

I.. HDlll?DltrN.. AMO~ AUl>IWOO $tWJ. IC 'll'!1'Hl<I 1/1" IN 10 ,err. 
7. 11"..C 01.WOHO ,.ATTCl:frrl IN Com:Jt AAiill', 

.. S(lt~~NIMeai=.'11AN0311 fllf!CLRD 
ClU'OSUlltO~ •·• 

co~ DSVKl.O)'IDlNT 
ClTr OP SCJJ>POOS'I 

SIDEWALi( RAMP -- ~ .. 

~~~ 

I

"~- ~-- · l"A.C."""'-.non' 
Olf~.-.S ClllST • 

lOl',,lr,I.WLLtlCO'O­
MATT\ICt.u.'!CftAL 
(111114"0,l"MM/S 
.u ,tCOUlltO),., 

""""·"""""' 
~l ~ ~~i"!llil ~ ~~:"~~ --------- ) Bili~~ ♦ ... .,,-~ ~ 1f~ 

R1 r-a £ Jr~ ·=-~ I 

SHOULDER OR 
LANDSCAPED SECTION 

PAVINC 
SECTION 

= 
1. ~:1::.o.~StW.l.HIM:AWIN.C0'1't!tOl )e"1N tllr;HT-o,'0 -YANI> 

2. AU.l1'DCMO,,,OC,,U.:HIIU. DCCOWNCTl]) T0 t5':0,WJt.00C$ITY~~ 
r - 110 011.u Sfl'tl:lfC., TI< 0DffflltoCT OQCUMQ,IT'),. 

3. AU.ntoeNu,,ocnu.N«,P,1,TDtNC~CQflrOJltWTOM$ll,HO<,IIOS......O 
Sl'CClf'ICA,1'10N:S OI M CO\IOIHINC ACOCY. 

4.. P,l,TIIOfffWl'\WCIIIDffCUTAHl>N(P,ollt,W.U.INQJ.ID[AU.A.C:.N<I00f!J$1C 
~l"ClOIZ" ltCU)Jtnt,CMCIMDC. 

'- WID 111,QCF'U WLl. IC lltO'O 1H l"IPC lCINC WHOI l¥C UNC IS TO 8C "OI..~. 

I . B<knl.Lsw.t.LK~N40CtlWP#rC!tl>IJIIISl'!I.CIIASOCTDMfilCPINncU> 
ln'T'MtCJITOICllolttlt. 

COIORINIT¥ O.-.,m,oP"tia:1"T 
C1'n' OP' SCAPPOOSE 

STAND.utl TRENCll SECTION 

:"'::r~oc~~r 
""'-~ 

.,. ___ . 
11-'Tltl: 11, ..L.L..L.L.Zf 

--r 
1. ,a;~IIC)OOD1'$1mtaiC™ AT 21 0tl'S. 

2. ~ JOtn"S sw.u. ac PLJta:o ,., 1,· 1MX. 

l,, =.=m:CUMl~~P\MXD ATAU. 

._ ~ ~:sH,lr,U,.DCe"ATALL. CATtH ND$. 

:,. 1MM1 IIUXICOIA" ~ 8t ,umc:D1T 1'011' 3• CRAIN 
,V,CANDl'IJraDWIOCOIIICC'rtD. 

L .-OOICtTIMTWMDICUIIDISl'VCO~Sl0CW...uc. 

7. CM/SNO ~ 11(10( ~ DC COWP,r,CTD !O n,i: 
lnl.A?K ODem" "Cit ~ T-1.0, 

I. WIO At:IIU\IOM.Y IS "1JQllWHOlt"lHDttlSANocm»,IC 
liOIOU1ICCUQWAICCAYCJl"TICAL.~VT ATMfACC 
~ CIJIII.IICPVCC kKl'M'TOf Cl.#ION<ICIADODltl'IDl.,lf 
"tWTM OltlC C0frnCUOus "°""' 

COiOCUNffY O~rK&l'IT 
ClT't 01 SCAPPOOSE 

MONO~~ =c~; ... A;;f!UTTER 1- - ~, 

.,.. 

f"t-;- \.:.1_, . .,,, ..... _""" 
-f•t-OG'I'~,.,. 

SECTION A-A 

1.0ISTMCC "A•"""'IIIOWf!M5ntmnMC1lOIW.~1'10N. 
2. cawr"'..!ONJOltmsw.LI. IIC 1/r'MCIC Atll)CONSl'!,1'0,- """°"°'l'!IC-1'011MCJ> '1.ilJI. 

J,. ~,DJ,/'1'$ $Mlll lt 1/l"TO 1/4" -..X. 00'TH CW'fflt.lOIWl'SIW..L E A 
~or1/.>THC~o,ncC01<11CTt. 

4.M.LSUIIJ',ta:, ~DC UCHTI.T 11100Wm AM0 cx:m ... ~ l,l,l,NNCII. 

:,. SolW CUl'DllSTINOCUl!fl~1"Cl"""l:lD ll(lll(),,IO,QI, ~~'!'HMl.>' lO O:l:JTINO 
.ll)e,ltim::io-t"TO,IOINl'.CXISIIICl,/CIMnlOlrffr:,#'OC:~~-S-CUT 
lll'Olit0'1.JrQ;:D'lllrTMHOTW... 

6.C0!<aM~DCJ.)OO,st ,.ft90-T:l, 

7.Ja:STAND,l,lll)ONr,i,llll,IC IIUMtlltll'- ,1•AND,tl rl)ltCI.IJIS Cd'O,i.wtCOll,IOOON '•'· 

·ill 
l 

COIOCUlffTY D~Jl'lillQ,IT - JU.=;. 

Cl'IT 01' SCAPPOOSE -

CO=E~;: OR~V~A;-:;P;;-ACH =• ~ l 

; i! 
;: I- .L ~51 

1·-e l:i'~~ 
-~ ~.J 

h il- 1 
.ql ~~p 
- ~ 

~ u 
15; 

is 
~ 5• 

1• ,; ~ 

I I/'° si • 
.L..J_h- li-.~7 liTr- / ~ 

•ti d ~~t l;!g _.~~ [;a:; 
~~ -~1 ~g~g~ 

; ~ i- •i•• 
i~a "~~ e.~.~ 
~-~ g•s ~~s~ ... , I . i

0 
~r ~~ :bi ii! :ii;; 

e 5i!l ;ik 1 .; .. 
COMKU)flTr' Oln"ISI.OJ'MKNT 

ClT'l or SCAPPOOSZ 
,-;;:;:;:­
~ 

!TYPICAL UTIUN Pl.ACE~ OETAIL~ 

TYPICAL SIDEWALK DETAIL 

"""""""""" 
m~ocrAU ~'"""~··=r1.,.. I •• I _ ...,. ,, .. ,,. < 

t:Jj '"~ 1;.·: --~rr , 
•• .• • •. • • • .J ·•*'_;" -"~j 
• • • cow-.crm a-.sc r o, ~•·-o· 

"""""'""' 

l. 1.DCA'IION Mtl WIIJIM or SIOC'WAOC WU. -..,ry ~ Ul'Oli' ~ 
CI.A::.IFICAnoHafntcSTltCU.~~:nia:TStx:llOM~Jl'\HC$ 
sr-ooo~-:io,.:sr-:io2. 

2. ,CC::11-111oLL•t.1l0Dl'SlffltOICTMA'12IDt,1'$. 

l. ~ .owr.. ~ m: ,ucm •T OIII\Oll.'f IIHll'CW::MC, C.... l!Cf\J"!<I~ 
loND ,., IWf P'ICUI OLl[C'T wmWrl TWt Sl0('loWJC ....._ olCIN'fM: 11,1,:rorw. 1,.r ~=-SWrU. CCINZT or »'l'9ICMD nu.at "'"0 ~ NOT CIC ~ fM,t,J,f 

4. COIITltAC'TION .l0Utl'S ~ 0C '"-"'CO) AT M.L CJoWCCS Of' OllltrT10N, 

~wifi'~n,:CW:.: ~~ ~~c.s~n:: v•· 

:,. AU. ,UIWACQ SHillU. DC TIIOWO.CO ANO 9110011a1 ti A WQIIXW.NU~t 
IWMJl. AU.~ .o.m.SHAt.Ltc :nm.lJIOll'C.CD () ... ,.,.,.J. 

n 1 
COWWUNn'Y ll~l'M&N'T" 

crrr 01' SCAPPOOSZ 

TYPICAL SIOEWALI( DETAIL I-• ~I 

11~I 
~~Olll~•~y...wi-.,w~ 

tl'0t: 00. STNCW!m LC-11~ • LC,-,11~10 

1--r-l 

)-~ 
l~ I 

.., IIQoON,r,Y Vilill" 
CX:"'°"°CIOCllt"'rlla',#iC 
AC:Nlrl.f'DmflEOCIIQN'!QK 

N'P'IIICJillCIYMarTDaGlt 

7 

·cc..-...cim CIIJSHO:, ll0CIC 

1- WOMT~:3-JOn',-"OCM:GJIOI..IC. 

1 

Z. ON ffllUTS Writ A J1VH10t STW IC1'WfDi TIC: 
CUll:DNIOSICIOIW.IC.lilOUH'Tl'OLC2'1',ICHIIC> 
re or OMD. 
OH STIG:rS 'MTN HO ~ STIii' IC1WaM M 
Ct.lltlAMDSIOCWAIJt,i;QUlffJIIOILrlDIN) ........ 

CO-UNITY DIIVELOJ'M:&NT 1- lt.l.:.. I -CITY iii SCAPPOOSE ~ 

STANOARO STR;;vuciri"o~L ; Ex h i bit 4 0 

~

r &H<""°""" """' = l cm sr1111WID orrAllS 
I I I ~!17A1Jl EK. tr 

... ,.,,..,.. lumbia MLA I oFSTAD sar- sroRAGE 1 
""':""' Engineering~ - " I ADAM omAD J""' 11~-I. .L .L ~--- __ - - · ,;. "'o-JSso-02.0 1""11/09/2023 1 D2.0 

-""'- ~11:t:011) "" 



---.... ---... --? 

flR£ H'l'DRA.\ff Stw.1. W.V( 
MWW. STORZSTWIER NOmE 

WITHAPOfl!«JTONW, 

H't'DRAHT SiWJ. t,lfIT 5CN'POOS( RI.IRN.. f'1R( 0ISTRCT 
~) D£SICN ruot SU8WITT>I.. R£CIJIRED TO BE 

~AL PRQ 10 Nl0WiE. 

~

PRCMO(D TOM CITl' rs 5CIJIP00S£. mo SRf'0 FOR 

~
,,c;;;_-:--:..-:: 

~ -r::..:-:-

;-;;::,- -------
tm)fWffASSOflt.Y 

1 
i 
i 

,_.J. 

' --~--, ... ---__ .. ___ .. -_ ... ___ .. __ ... __ _ 
,_.., ____ .. ___ ., __ .__ • -- ""-•- •-•r------

-.--... -., ... __,___ : =----=:-=----
: :::;.~:::=:::·..:=:-:._ "'-------

":::I7 
--= 

---· ~ .,. ,,--~--, \f ~!.-v r ::-.::=.-
· "··-··""' .. ,., ii 

_ ... __ -----::-.::.-:::. I '" 
=-;..-=---

CASI'"""' ...... 

~

:•: . . . . . . 
,,I .:::· 
~ 

I 9 -------~~ --------~ ..... - CUAH0</1' 

.,_,. ..... ~ 
NOt.W ll'A'l'Ct>MCA 

A - V~ 
IIM.ltMJl,I or 13• 

~

c:l',.""'~'.::. r:mwu,, sw.u. " rs Tl£""""'""' 

NOTES 

I. VAl,\1; IIOICC ~ IC CDffl.'MP 
C)lltf.CT\.V ~ TH[ 'VM.'vt N.J'T ~ A 

.....,..... "°'""""' 
!. VAl,.\IC r,o,: TI)fO !:HAL.L CIC AOJI.ISltO 

lOWC:tTnt,r,;HCOCIWlC. 

J,. NC~OCON~l"ll:CC ­
NO ~Off~~ 

4 tr..C roit AU. \/Al.~ ANO Z" Dl.Olt-ofT 

"VANCOiJ'v'EJr ~~ 
1 ,r TAU. VAi.VE BOX 

C OMMUNITY DICVIU.OPMCMT - N.T.S. 
CITY OF SCAPPOOSE --.- ___ .... _____ _ 

STA.N'.DARI> VALVE BOX DETAJL 

-....,,,::::::;-;;-:=::::i:~~I. ! ower """""' =~ ~ ~=+=-- Columbia . "' 

~ 7 Engineermg '.Ii~. I"' o-
3550

- 02.1 ..... • ---=----

Exhibit 4P 
rANDARO DET.ollS 

rAO SEtf- STORACE 



"'"" <=~~~-« ! ' 1=I. ••• ·: ---,-
L[IJ:::.~, - •• I 

_..J ,. L.-7/1 - - - .. -1. ::· ,.. 

FRAME t;_ COVER ~ 
$.A.LEM IRON WKS. 

l◄2JJ &: ◄2J◄ OR E.:OUAL 
~ 

~c-.:o~ (~7,,_•,l~7ix~.HO. 
l~AIJ. WC~~ 

F IN Glt,o,.'-'(l. '=TIICCT. PUC[ A 2" ~ OIF 
~ "C", AC, f'•vtMCNT IN A ♦' OlolMaot 
CIHCI.C ,r.MOIJNI) fl< Cl,.l;,,\NCIVI SI.Of'l'IO AWA.T. 

·-::-:;;: -.. _ -_:_.-:-:~• 

U.-0.~CO~~ 

ELEVATION 

CO"l'. .. UNITY Pl':VKLOPMZNT 

CITY OF SCAPPOOSE 

STANDARD CLE'ANOUT 

:~; ,:\...♦- • HI" •::'♦" 

;~~-3.~1:~ 

•e· n41Q0,1C:; 
J.000 1'"'.I eot<MCTC co.c,crr,...,,,, 
l'\lu. WIOnl 0< 
l!tQ;:;M. 

~ 1- .,--,,--

j- ... J ~ l 

17 

·I fl rh ~ ·~.,.,, ~ 
~"'f,,";l,"'[;~"t/t~ 

J_ • ~ I::" OVTU:T 
~·,cwAE 

CRATIKC 

.@-~ 

PLAN VIE'K / t:· Otm.l'T 

{lJ~ V 

W \_ , ...... ~ .,,_.,_/ 
W/ tnMCCD UO 

s1m:: \.lEW ISO~lTRIC SECTION 

:,r ... rt Ai=>PlfOVl:0 - ..._<:;P1-1• LT C,~P-(0 

~.,,;-~,;.:;; 
- ·-Clb~n Stttl 80,dns . Inc. 

:::.~JF;=--== 

DTC I 
T4 

j F_2i:~ =-=--~ ·-- . 
'~ ec?~ -~--;:;;.t-t~~:f ___ j . . -

•---------­·----·--­________ ,, .. _ ______ ... _____ _ _______ ... ___ _ 
·-----------... --, ·-----.... ______ ... _..,.,,. ·-------------•:-..,=-...:.:-.:=,:..-.,.=--=:=.•,;:::::""'..,:r•""-, __ .,,.. ___ .,...., ___ .. ___ ..,._ ., ________________ _ _________ .. _ 
·---.. -------·----­_____ ,, ---------

~antl!U.NP'OUAIL -----.. -'--­
_____ .. _ 

,;~~/ .,,.,_ / •. \;; . _,/ 

-----,~- __,- L;;:~ ""' 

'™ROIJC.MIUfmSTRIP, 

- M 
·-- --••. --....... 

- J -I!' .I 
<, -=~ -'l'P.!IIP6 ,,I' 

• <-_ .. ________ .. .,._ .. __ 

--·--·-.. ----·-··--------·------- ... --.._ ___ . __ ,,, _______ _ 
□ 
= ~ "'=-"-::.;-""~---::,._ .. __ _ ~-=-... --.-, .. ___ _ .. _ _ ,,..._ -·-- - -- __ .... _ _., .. ____ _ 

.. =~~--
-::: ":.!'r..----=- ?'7-CC.,•= ==~~ --

;:::=:.=--:-::- --- I I ..;:::· .:; I ___ .._ - --•II ==- ---
WITHSIM(;U!;~ 

~ .. - ­---------·-__ ., __ 

------- .-.....~---
"""""""' antlAAMI" 

~~~ 

tnt<\frtot O.t.: ,- I, 20lof -~ JO, J:Q;:of 

-·-~ ··7 :;;= 'nft.c:.._ LIJJ~-:-::. 
::.::--=::"\ r-':::=.:"- ... ~ ..;-r;;:-= ·!e-+-

~~~-~::fmi ---·· ···· 
>f _ ., . 

. 
o.o.o., . • ai,.i--........w-

.,.~~ ~~-~ c:u,tlOCIIMGDffAIL ,;_ 

r:::::--:::::;;--.•,!;3 f¥ ::-t_ rl ., ~-v - 1·1 _.,,.-- .... _ .... ..._ I - :.:::., -- _, .. _ g~ l ==1 •. ,·- - 1--· --~- ---~ f • r, -- • • I - - .=:] --•---
• •. • I ------1::--::i • - . . I ., • ---•--
L :: '.: :::: :: : : : '_:j :: :~ :: :: :: ::- • -•-

• CUM AHO WTTta MOtlN"l'AIU: anti AHO Qlfl'tJlt 

~

,. -·--- ----31·1 t fu 
..:.:.;~~--;:-_ _J 

1'-✓•·-
J . - - ~ T.I ... .. . . . , W·"r--

l--or-l} ::=:-
._...,._, 

_,...,_,'""' 

:::-.-::::- .rs=-=;-·· ····•L .... ·. ---r 
········r·····., : .. \~ I 

·-·--- :: : : :--:. : : : J .~._ __ _ 
==i ~ ~-:,-\.. •• :.:;.~t ,.-;== 

••••••• ··""'·: -..JT.1. ..• • 

:: :: . 
MOOIFKA110N FOIi KC'l"WAT 

~-~~-
'· '--T'• •·· .. ··-~--~~--­··----.. :----.. _ .. __ .. . ----------•• .... --,-­------.. -, _______ .., ______ _ . ______ .,_ ... ..._ ____ , 

_ .. _ .. -·- ,.., 
~ --::=.:~ .. , ·:;--- - .. w 

,. _____ ..,. __ _ 
,,_ ... ______ .,_,. __ 

,_ ··---·-· --- n,::::-=-· ----~ - -, 
. -~- , :::E.::.: • r ,,.,-=-~ IJ 

~

;?~ "".:'\ •• ,.-:i-·c:· ···• --· - · 
¾- 1/ ;,~ / ~ . . • ::,_w -<..:.:_ 
r - - -- ,._ .1 S 

-~:~ fq-::~~~~·-><-::.-:::~ -M 

LOW'11<1'UM~~~ANOwntR 

,-- --\ --· £ _..,_ --· l 
·'rif\=:&g:. ~ , •• 

i.: •d?~ .J 

bw-±-w==-J1 
YAUlYc:umlt 

i::=::::::-~--­_... . ._,,_ _....,. ___ _ 
---------------===-

CUIISS 

Crfffl:M Dn..: )II.,. I, .:014 • ~DH )0, 20:4 

--------· 1.c-- -------
1.-------- ... -_ ___ ,. .... ,, ... _ 

ii»1iiI 

______ .., ____ _ 
-------­~----·------... --.. ------·---------,. •c------------ -· -- --· · · ~ -• - · - - .. _ ___ . ,---
··------------------,. _______ .. ________ _ _________ .. _ 

•- 1- - -----.--... ---­___ ,_..,. __ 
==-==".":'"~-""==:::.:=:..::...--
!:::.-------- -----------11 l"AIIAU.tl.CUIIISIUMPD(TAII,. I ,,_ .... ____ ... _____ _ 

• E=-"--= 7 ----! --, .. L., •• •• _:...-=.- \ _...;,--:~ 
---~ ~ .- -y-::. .. ,/,Y - ~-:--::::::..-:...-1><;:)?)~- .-___ ' • : i~:=~=--

==•"',.;~ :::-.:::-, ----~-·:'/-, ~J 

·-~ -:;i,· ," ,, ' ·~--./'/ j l ''-. ~~-----~-- i:::~.:=-~:-~,:;;;;~- -~-~ 
1

·--- i .,7. • • ,,. ' , i '-. --- •MAU.a.'""' ..... 

= -t:!.'.'.. ---­__ ... , .... __ 

.. __ .. _ ·-------

T • ~--, '\ -:11 ,., II :::-.:::_. :=::;::-..;::.. -

-- :.~, :::-.:::_. •. l.-:-r f:::22: ·" -~~· - - h·b·t 4Q 
• """"-"""-AU<=- --· ...... .. Ex ' ' ....utLQllltl...... •Alt.WC. _..._,. cn-. .... ,-•.2"••---· 

~

Lower ~ ~en,., 

~ 
1---1-------+----1 . A Columbia 1-=-,-:."'="-1--v:.;.:'":.;.:'~:....0c::=:....-c..."'v:....=;;.;:' __ ......... ""'=---1 

1-1-::l::::::::::::::t::::j- ~ .:);,Engineering~ ADAM orsrAD D2 2 
~ --=--..:.~. "" 03/28/ 2025 • 

"""'"""" 



:.I 

! 

C If 14.lil l ...L~ 
J -.... 

(5)£0UAU.YSJIAC(J)· 
-o!TICIL/SR!BAR 
ON 115"DtA. CIRCLE 

C>ST CONCROE 8,\SE • 
<000 PSI 

H 
11.J 
~ 

:.I 

@ RAISED LICHT POLE BASE DETAIL 
DJ.0SCAl.£:1 •1 -0 

t,m~,, s 777777 
flill.m ,· 77 

3•..11• 

@ PRECAST CONCRETE~WHE~EL STOPS 
Ol.O SCM..t.: frl..l.S. 

..... _ 
(REl1'0-RfJ\£CIM1 

(OPltlHAl) 

-­(RE!1'0-Rm!CIM) 

J'-t/ 
SOIJ,IR[ 

24" MIN. 

@ PAINTEO HANDICAP SYMBOL 
DJ.O $CAL£: K-1.S. 

·CA.I..VAtaED POSTC>P 

·RESCJMD PAAOIC S1CN 

·VAN ACCCSSIBl.£. SIGN, 

"""""'""'"" 
·\MD.OiAIA US{R Olil.Y 
SCH,~ IHIXAlED 

s·-o· WIM. 'ro 80'T'rOM I t-2· w.. (2..J75" o.o.) SOl[[)U..[ 40 
CDCE Of BOTTOM SlCH --1,J- C'il.VNimD STm. POST. 

rel~ 

ll(~g:;~.CONCtt1ti.st°"""lOPTO 

l 8
• DRMN. AT SIOOOU(S CCR£ Cft.l Nm 

FU WITH NON-~ CRM 

~ []~~~ ·11: 
. ~ 

@ ADA Sl!j;N egsT 
0J..0 SCN.l: j/4 - I -0 

~ 
l rai~, 

RESERVED 
PARKING 

■ 
VAN 

ACCESSIBLE 

WHEELCHAIR 
USER ONLY 

·RESOMll PARKING ,..,, .. 

·VANJrCCESS181.CSICN 
wttm:~TEDON 
PLA't. SICH R7-&0 

-~US[ROMLY 
SQ! MIERC INOICA.TEll 
ON Pl.AN. SIC>! OR7-8C 

@ ACCESIBLE SICNS 
OJ.Cl SCAl.£:M.lS. 

Of 'l.1VEl. J" ASPH,\LT COt«:Rm 
'1'#02" 1.FTS.M TOP V.YER 

.L.BE 1/TDO&MIX FORM 
~Kl. 'N£AASNC COURSE WITH THE 

STANtWro CUR9 ?ER ODOT 
OrTilJL R0700,,-0.5 OR CURS 
I.Jf,,'E S10E.WJlK PER OOOT 0IDJl. 
RD700/D-S ~ NECE'SSAR'I'. 

UNBSl\JRll(l)"" 
COt.FACTtD ~ -

< TYPI AL SE TION • PARKING LOT 
OJ.O SCAL.£:1 • 1-0 ------

WOtiot.mtC CIJIB l,,: 
QJTTtRPCROOOT 
DETAIL RD7tl0,'D-5 

·ll>ltffl\fRBm OR 
COMPACTED 8'SE W.TrRW.. 
PDICEOl'tQtGCAI.RtPORT" 

12· or 1 112· 
IOIUS OM>(!) 
RO:K OR COtlCRCTE 

NOTE: c:toTEOtlJC>J.. ~ stWl REVl'W PAVOIOO 
0£SICN PRIOR TO INSTM.LATION (If APPIJCABlI.). 

ORECON TRANSrORTATION COMMISSION 
~-~htld-i:,,_ 

A~:111 

MINIMUM STANDARD 
SINGLE-ACCESSIBLE PARKING SPACE 

(VAN-ACCESSIBLE DESIGNATION REQUIRED) 

=~~:=:.=:~~i~· :,._ 
r 
1 
~ ' 

l 
~ 

·'-~.- · --
• i= = = =·--"if""'"21 _....,, .. _., 1V] > 
""' ~C/1 "7,. .... ._,_:C· 

=.,-, 
"-;:'"~ 

~ 1:"""'" ~ 
L ---' ,,..~_1_.-..__j ;r;i;:1::-....,;,; .. 

!:~-=..--::;--,.;,-;:;:r 
.....,. , 

@ ODOT ACCESSIBLE PARKING SPACE. 
DJ.O SCIU:IU.S. 

s ~ -s ;~ 
~g 

p~ 80UAA0 
SAIUY,UU,, 

TYPICAL BOLLARD ASSE.MB.LY DETAIL 
Dl.D} SCAtI:1/2 -1~• 

@ ~~l<;A_L -~~WION • PUBLIC ROAD 
-=oT SCM.t.: 1· - r-o· Exhibit 4R n ~ ._ I ~ l~ower . ;;.~°""" : : 3550 CML DETAILS 

I 1-1--------+---l A ~. Columbia MLA OFSTAO sEtF-STORAG£ 
,tt, Engineering,~ - " = orSTAO ""' 

I =- '.'l',_:, ll! 0-3550-03.0 °"' 11/09/2023 D3.0 



P,T. •·-'4°18' ,,..,. 

NO. 9 C-UCC Ct.l..VANll!D 
Slm CKAJtl-LHC~CIWC 

00. OOE. CORNER OR 
lh'TERM~rt:CN..'t'Nll20) 
OIO POST 

11·-a· 

J~_tl 
~ 

ntc:UNCO CtlCCl !:LAD FOOTINC 

NOT(: AS NrfAl,.T[JOO,T[, A nooo EDC( su.a F'OOTINC !,l,I.Y BE usm. nt: 
™Cl<OO EDGE rtxlTlNt. SIW.L 8£ Al ~_Wllt.lUM 18 INOC£S IN D£PTHAh'D 1a• WIOE. 

.REFUSE ENCLOSURE CATE~EJE:1,'IIJION ~EI IIIL 

:ii 

HAIN LINK FENCE DETAIL 
OJ.I SCAI..E:H.I.S. 

s•- 5• 

LOSURE SECTION 

_Q_ 
cra.ccPS 

1------L---1 
~ COYtR ('Ml Of 2) ,,JI()( SOC<(T SET SCOEW (l'fP CX 4) 

; w 
~· . ~.: f 
~ LJ.. f 
~ 

~/a" 01AME1tR HOl.1$ PRCMOE» FOR ANQCIRS 

@ BICYCLE RACK DETAIL 
Ol.l SCAL.E:tU.S. 

Exhibit 4S 
1 1 1 ~Lower SL H<""' °"'"' '''"'' 3550 1 CML oe:rAJts 

COlh-4.ffl 0-C..IJI' 

[:;El 1 1 ~ -. Columbia PCD I omAD sELF-sroRAGE 11 
: : • Engineering"' .... w I ADAM omAD r= 
1 J I '- - - '.\<;:_ "' 0- 3550- 03.1 J°"' OJ/28fl025 I D3.1 

.... "' 



~ 
Pl,l.'/TWl1l< "'Cf 

\~~=~ 
.:,:~.:r;.1,_ - - - _t .:-:--~'-\.1~ - - - -~~ - - - - .;~!.t,v:t,. .,t--::J~- - --o:-- - ---

1..'.'.. ~ _ _:J _ _ .:_ )7j/-:_ ___ Q .._~i;1/_:-:-~~''.!: l\_ .:_ J ----it~, ~ l~ 
1U/ ,, .:1- Q . ~ ,... ,. ~ ; ,_\\ • JJ ' --t._ ,·~ ii._ . ' f i1~ 

A 16/ r(~·'t:\1(!:0~#~0f3,l~~~?~D :-q~k~~,-~-- ~ v0: A 

COl,IW('JNIW,I( 

I 
SMALL TREES 

"""" PWW 

I 

PACIFIC NW NATIVE STORM WATER PLANTS KEY 

""90l 1~~"'-~,1 ~~ I """'1rl!ISTI 1-1 ,~-1 ~ 1,rr 1~~J 

0 ~ 1 &'112' I 
""°' rou,a, WKTr ""-' I 
~ru><RS.PUJW- U(( p. * I O l1 CAL l 2• I • FT 

~ -=:tt~ .. 110~:.? o ~~i:: c ; ·- ~~_ o __ _ -i.~~-?~iJ~d :~ 
I ~(! '.'( ;_z.1/ ,I-- -; - .- -_ - -: - ~ - - -; r .- ·1• ;,-• > • • ' • + + • + • + •. + • • ~~ • • •45) ◄6' ~• ◄~' • 4~' 

I .,,%;,.,,.~ ~ 'f .,,, -,. -+ .,.. ..., + .., - ... .,. ... - -+ .. .. ... + 'I , 

(10) "'"" PWW ½ / 1 -'/\'1 ,;,- 11/411,,,~- • • + • • • • + + • '- • • • • + + + • • • ' I •1 I , ~,j\-«_ 
I, / , Ii,~ 5• OED' i;•.3• ROCK OUlT'AU. ➔ I .,. - ... .,. • ... I I ••:". l~~::'°~'\ 

;('.'\10 I I / • AT o· "" SIO'" PK OUllET ' + • + •. •. •,- + • • • • + • ' • • • • J c t·)·;~,,:,:_' 
~ /'I I I I ... + + .,. ... + ... "' ~ • .. .., ..... -+ ~ - - .,.. .,. .,. ........ • - - " .,.. + ..... .. ... -+-.. •.,. + + .,. .., -+ c.J 71 • 1 "J J .. I 

JI II SHRUBS 

I ~f~~:.. CRC(H l£.A'6RESOl!II.JC 

"""°"""" 10·.12· =-:-~- 1 ◊• 1 D l1CAL l 22 I ' " ~ PACED: IOIOW!K 
'i';~- CAPl1AM 

/ I I I {_ ------.r,---- - .$-'- ~-- ,-,.w,;-- - ----- - -'C\11\(,, \I I I I 
I , -1-' , 1roL q ,·;:ft:"11, , -- _ !1 __ __ __,:,.l.1_u:51..&_ ___ ~~ ~~fS-5--r i".'1 1 

1
1 

( J - 1. -.),-:--~
1~- o ~~t-, · 1 ._},.~-~ r.~'i;S:771'U ,:;:,~,Yf.D( -~ ', C) J Jr'--"1 

I • --;!!;E'• ,,,,~ ~ ,ji''.;· "" ' ~ .,.,,.71,§. """' K;: .,. -:-it, , • -~ I l 
L~Y.~ .\ f , ~~~- - '°T1 ~7,i;..,.1,- ;!rt-- - i,;;;, '-;.~'2-!1''' - -, •. r--t-- - - ~\ ~ !"' ~ - ;;!l .,£ -;::,r~ 

" ,.- ~---- /\it"~ ~"' 0 • -oJ'/~J..,J ( ....... "\ ~ t~"t.},.;,,,~, ..4 -~y✓-iti\, •"7 M~-/ I 
II" D~ -::z..-t-.....,;;-.l:'=- - ...L.. rr - ~ :i;:---- - -- - ----- - ,ifi-'-'-;:; - - IU - ~--,,,,-- / 
-- ' --:;-___ ':!t5W .O- _ L -'~ ~h __ .Q ____ __ L -~#-1:l __ __ Cl ---~,,--i---- ~-

(l6) ""- ! ~ Ofl;(COfrl awe ~ 

) o--. (13) PACK (19) RED OSIER 

.I? - CXX:-,,000 

r~r:,:-u:: J u·-s· 

) ENLARCED SW.O.LEJ)_l.0.l'{_· __ C>_ETENTIDN SWALE 
04.o SCALE: ,p: . r .. <r 

~ .. r-r 
"""" --

- ~1'.{t.,. CRCDI l£A'4'S. WHIT[ 1.-'7( 

ID-OSIR OOGWOOD I 
~ ,~sE= "'"""' 6'110· ~=.:~ l ◊• I D l1CAL l 8' I UT s,JllC[A 

sm>ll.C 

0 
DAAK CREEX. ~ .,.. ClO$SI' I 

TAU. ORECO~WPE I - J'. , · ~=~ ◊* I t l1CAL I J2 I '" AOUfOWM 

""' 
NATIVE SEDGES 

I r:-:-.-:-1 l='"'""•I ,,-,,.· I=..~:· !U)lQ<SCl>C( I ◊· I E I 1 CAL I ll2 I J6 • 

NATIVE RUSHES 

I c- ·-·.·.·i I I 1~-=~:=· COWON RUSH 
M CUS I P-* I E I 1 CAL I '" I J6 • Em/SUS ~••~ • ~~BRM 

WITl""'T SOI. 

D/E•: D-OECIOOOJS. E• lVERCR£0l 

6&'-5" 

!"-{)" 
,._,. 

=!Tl~=-'" 
jl::!:'" · Ti~ 

"IlT =-,rn= 
24" \111\,jl 

~ u ~~~~ 11111 ,~ ~M;~ ~~~~~m~ -,,. 
- - ·· _ID,,II CR\.ISl1 

DAA:N ROO({J/ -." - 1/ 

. -~ 
12 IOlCII»/QUS>IEDD • , ' t ---• - 1-11 I FORSPCCIF"IC~H 

(7\ DETENTION SWAlE CROSS SECTION 
~ SCALE: 114• - r-o· 

---- ------------- - ---------~ 
SUNMAIIIC.Sttfl'S INTDINATIOMAL.IIIC. 
,0 ... 1210 
, ......... o. 9'0l-4 
SOl-241•7>» 
.... 21+m1 

~ 
--1.-Nk ,-ID-. ft. 

-0,.r,u ... ,.._ 

-- • ' ◄l.'7h 

C.Twf • • -C..----lhotM_....,.. _ ._..,.. _ _,~ .......... -t~•-...--- i...,.TM:tt 

~ It! D:1/1J/.'0 

""""'"" "" f-ORC0NSIRUC110M 

-""- --'""' 

CROW\NC 

2" '11lH. Cl!,l,N _ __ _ 
~ ROCI( (J/ ... .. ,, 

® DETENTION SWAlE CROSS SECTION 
04.o sou:: 114· • r-o· 

Exhibit 4T 
.ower ;',;;~,°""" ~ SWA!.£ DETAILS 

Columbia ""' " PCo oFSTAO sELF-sro= 
~Engineerings,;., _ ,, ADAM orsrAD 

- - ·'a "'o-3550-04,0 ""03/27 / 2025 
"" D4.0 



Exhibit 5 
Ofstad Self Storage 

Adam Ofstad 

Ofstad Self Storage 

Preliminary Stormwater Report 

Lower Columbia Engineering 

Prepared by Lower Columbia Engineering 

Submitted to City of Scappoose 

Planning Department 

March 2025 

Page 1 of 8 



Ofstacl Self Storage 

Table of Contents 

Summary Information ............................................................................................................................................................ 3 

Stormwater Narrative ............................................................................................................................................................ 4 

Project Description ................................................................................................................................................................. 4 

Existing Conditions ................................................................................................................................................................. 4 

Proposed Conditions .............................................................................................................................................................. 4 

Stormwater Analysis .............................................................................................................................................................. 4 

Stormwater Management Design .......................................................................................................................................... 4 

Operations and Maintenance Overview ................................................................................................................................ 5 

Conclusion .............................................................................................................................................................................. 5 

Attachments 

Attachment A- Soil Survey ..................................................................................................................................................... 6 

Attachment B - Stormwater Calculations ............................................................................................................................... 8 

Lower Columbia Engineering Page 2 of 8 



Summary Information 

Internal File No: 

Applicant: 

Applicants Representative: . 

Request: 

Location: 

Tax Lot ID: 

Zoning Designation: 

Lower Columbia Engineering 

Ofstad Self Storage 

3550 

Adam Ofstad 

50038 Columbia River Hwy 

Scappoose, OR 97056 

503-358-3717 

aofstad@msn.com 

Matt Alexander 

Lower Columbia Engineering 

58640 McNulty Way 

St. Helens, OR 97051 

503-366-0399 

matt@lowercolumbiaengr.com 

Zone Change - Comp Plan Amendment 

Site Development Review 

Floodplain Development Permit 

Fish and Riparian Corridor Overlay Development Permit 

Wetlands Development Permit 

53026 NW Thornton Dr, 

Scappoose,OR,90h756 

3201-C0-02701 

Light Industrial (LI) 

Page 3 of 8 



Ofstad Self Storage 

Stormwater Narrative 

Project Description 

The proposed development is for a self-storage facility to be located near the intersection of Columbia River Highway and 
Scappoose Vernonia Highway in Scappoose, Oregon and lies on taxlot 2701. The entirety of the lot is comprised of9.39-
acres, but for the purposes of this stormwater report, the study area will be focused down to 4,86 acres. 

Existing Conditions 

Existing conditions consist of a building, gravel lot, paved drive aisle and undeveloped fields. Alder Creek runs along the 
northern property line and converges with South Scappoose Creek which runs along the southern property line. Existing 
grades and drainage patterns are understood to run generally from west to east. The site also contains mapped wetlands, is 
located within the FEMA mapped l 00-year floodplain, and is adjacent to South Scappoose Creek. 

Proposed Conditions 

Preliminary plans call for the development of a self-storage facility consisting of 11 storage buildings, an office building, 
paved drive aisles and improved landscaping. It is understood that floodplain and wetland regulations and measures will 
need to be accommodated with the development. This report has been compiled to assess preliminary stormwater needs 
for the site as it pertains to City of Scappoose Public Works Standards. 

Stormwater Analysis 

Stormwater events for this site were calculated using the SBUH method given a Type IA storm type within the 
HydroCAD software system. Western Regional Climate Center's Precipitation Frequency Maps were referenced to 
include the events listed in Table l below. The water-quality storm event was determined to equal half of the 2-year storm 
event, or l.20 inches. Soil Survey Maps from the NRCS were referenced to determine the site's soil compositions as a 
majority Aloha silt loam and Cloquato silt loam with a hydrologic soil group of CID and B, respectively (see Attachment 
A). Infiltration testing will be conducted with later iterations of this stormwater assessment. An infiltration rate of0.5 
in/hr was assumed for these calculations given the proximity to the existing water bodies and hydrologic soil 
classifications. Based on the existing ground conditions and building which will be demolished, the existing conditions 
have been modeled with a CN number of 86. Stormwater calculations for this site can be seen in Attachment B. 

Table I. Rainfall Design r~vcnts 

Stormwater Management Design 

Design Storm Event 

Water Quality 
2-Year 
IO-Year 
25-Year 
100-Year 

Storm Event Intensity 
(Inches/24 Hours) 

l.20 
2.40 
3.30 
3.80 
4.70 

The on-site stormwater management system will incorporate standard catch basins and piping for capture and conveyance 
of the developed runoff. The conveyance system will be routed toward one of two 4' deep LIDA stormwater basins which 
will allow for stormwater treatment and detention. These vegetated storm water basins have been designed to detain 
proposed runoff values through the 25-year storm event to their pre-developed equivalents. The 100-year storm event is 
also detained and adequate measures will be in place for its discharge to be conveyed safely. 
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Ofstad Self Sto rage 

Northern Stormwater Facility 

The notihern stormwater pond will incorporate I flow control discharge pipe and I weir to act as an emergency overflow; 
both of which will aid in metering out less flow than is coming into the basin. Once water levels reach an elevation of 
47.5' stormwater will exit the facility via a 6" flow control pipe. During high flow events, or in the instance that outlets 
are clogged, a weir has been included in the design to safely convey stormwater out of the basin. All discharge it expected 
to match existing drainage patterns by continuing to hydrate existing wetlands on-site. 

Southeastern Stormwater Facility 

The southeastern stormwater pond has been designed with 2 flow control discharge pipes and I weir to act as an 
emergency overflow. Similarly to the no11hern stormwater pond, these discharge devices will aid in metering out less flow 
than is coming into the basin. Once water levels reach an elevation of 45.2' storm water will exit the facility via a 6" flow 
control pipe. As water levels continue to build within the basin and reach an elevation of 46.3 ' stormwater will exit the 
facility via an 8" flow control pipe. During high flow events, or in the instance that outlets are clogged, a weir has been 
included in the design to safely convey stormwater out of the basin. All d ischarge it expected to match existing drainage 
patterns by continuing the natural discharge point of south Scappoose creek. 

Table 2. Pre versus Post Construction Runoff Rates 

Design Storm Event Pre-Development Peak ,

1

1 Post-Development Peak I 
Flow Rate (CFS) . Flow Rate (CFS) 

Water Quality 0.25 0. 13 
2-Year I 1.33 1.20 
LO-Year 2.34 l.73 
25-Year 2.93 2.59 
100-Year 4.02 3.97 

Operations and Maintenance Overview 

The proper implementation and maintenance of the proposed facilities is the responsibility of the property owner. It is 
critical that storm water infrastructure be kept free of debris in order to facil itate effective conveyance and longevity of the 
system. Catch basins shall be cleaned regularly with scheduled inspections to make sure that inlets and outlets aren't 
plugged by trash, leaves, or any additional debris. 

Similar inspections and maintenance shall be afforded to the detention swales which shall be kept free of debris to make 
sure that inlets and outlets are not plugged and to ensure that sediment does not accumulate within the swale. Vegetation 
in the swales shall be inspected regularly to ensure plant health; watering may be necessary in the dry season to help 
establish new plantings. Any plantings that don' t take shall be replaced. If excessive planting failures are observed, 
different plantings may need to be selected to better suit the si te conditions. Areas of concern shall be inspected for the 
first three years to ensure that plantings are healthy, and facilities are function ing properly. Beyond this time, the facilities 
shall continue to be inspected and mainta ined as needed. 

Conclusion 

On-site stormwater management will be utilized for the Ofstad Self Storage Complex through the construction of two 
detention basins. Low impact design methods have been incorporated to help facilitate a system that detains stonnwater 
up through the I 00-year event. This system has been designed to effectively meet the City of Scappoose standards. 
Responsibility for the proper implementation and maintenance of this facility belongs to the property owners. 
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March 9, 2025 Project# 31306.0 

To: Chris Negelspach 

City of Scappoose 

33568 E Columbia Avenue 

Scappoose, OR 97056 

From: Matt Bell 

CC: Adam Ofstad, Ofsatd Holdings 

RE: Ofstad Self-Storage Facility 

INTRODUCTION 
Ofstad is proposing to develop the 9.39-acre site located in the northwest corner of the Columbia River 

Highway (US 30)/Scappoose Vernonia Highway intersection in Scappoose. The proposed development 

plan includes construction of a self-storage facility consisting of 421 storage units, an office, and a 

caretaker residence. Access to the development is proposed to be provided by an existing private 

driveway located on the north side of Scappoose Vernonia Highway approximately 1,350-feet west of 

US 30. This existing driveway has historically served the previous use of the site and continues to serve 

several adjacent industrial uses. The proposed development plan is provided in Attachment A. 

This letter summarizes the trip generation characteristics of the proposed development and provides an 

evaluation of location and safety of the existing site-access driveway. 

TRIP GENERATION 
Trip generation estimates for the proposed self-storage facility were prepared based on information 

provided in the Trip Generation Manual, 1 1th Edition, published by the Institute of Transportation 

Engineers (ITE- Reference 1). ITE land use code 151 (Mini-Warehouse) was used as the basis for the 

estimates. Table 1 summarizes the daily, weekday AM, and weekday PM peak hour trip generation 

estimates for a typical midweek day. 

Table 1. Trips Generation Estimates 

Weekday AM Peak 
Hour 

Weekday PM Peak 
Hour 

Land Use 

Mini-Warehouse 

Kittelson & Associates, Inc. 

ITE 
Code 

151 

Size 
(units) 

421 

Weekday 
Daily 

76 

Total 

5 

In Out Total In Out 

3 2 7 4 3 
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As shown in Table 1, the proposed self-storage facility is estimated to generate approximately 76 daily 

trips, including 5 trips (3 inbound, 2 outbound) during the weekday AM peak hour and 7 trips (4 inbound, 

3 outbound) during the weekday PM peak hour. The trips shown in Table 1 are consistent with the City's 

requirements for a traffic letter per the Scappoose Traffic Impact Study Guidelines (Reference 2). 

SIGHT DISTANCE EVALUATION 
A preliminary sight distance evaluation was conducted at the site-access driveway based on guidance 

provided in A Policy on Geometric Design of Highways and Streets (AASHTO, Reference 3). Per AASHTO, 

intersection sight distance (ISD) is determined by several factors, including the speed of the adjacent 

roadway. The posted speed limit on Scappoose Vernonia Highway is 45 miles per hour (mph). Table 4 

summarizes the minimum ISD recommendations for the site access driveway based on the posted speed. 

Table 2: Minimum ISD Recommendations 

45 500 430 430 

According to AASHTO, ISD is measured from a driver's eye height of 3.5 feet and 14.5 feet from the edge 

of the nearest travel lane to an object height of 3.5 feet above the roadway surface. Field measurements 

indicate that there is more than 500 feet of ISD when looking to the left and right from the site-access 

driveway; therefore, sight distance is adequate. It is recommended that landscaping, above ground 

utilities, and signing should be located and maintained along the site frontage in a manner that preserves 

ISD in the future. Attachment 8 contains sight distance photos taken at the site-access driveway. 

SAFETY ANALYSIS 
The crash history of Scappoose Vernonia Highway within ¼ mile of the existing site-access driveway was 

reviewed to identify potential safety issues that could impact access to the site. Crash data was obtained 

from ODOT for the five-year period from January 1, 2018 through December 31, 2022. The data shows 

that one fixed-object crash was reported approximately 215-feet west of the driveway in 2019 that 

resulted in a minor injury. A review of the vehicle travel pattern indicates that the crash was not attributed 

to movements to/from the existing site driveway. No other crashes were reported in the area along 

Scappoose Vernonia Highway over the five-year period. Based on this review, there is no recent reported 

crash history that would suggest inherent safety concerns at the existing site driveway. 

ON-SITE CIRCULATION AND STREET CONNECTIVITY 
As indicated above, access to the site will be provided by an existing driveway located on the north side of 

Scappoose Vernonia Highway. This driveway provides access to an adjoining property to the west. The 

proposed development plan maintains the shared driveway with some minor changes to align the 

adjoining property driveway with the main driveway. The proposed site-access driveway and adjoining 

property driveway are shown in the site plan in Attachment A. 

Kittelson & Associates, Inc. 
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The City's access spacing standards are documented in the 2016 Scappoose Transportation System Plan 

(TSP, Reference 4). Per the TSP, the minimum standards are determined by functional classification and 

apply to private driveways and public streets. Per the TSP, Scappoose Vernonia Highway is a collector; 

therefore, the minimum driveway spacing for a commercial use, such as the proposed self-storage facility, 

is 100 feet. Field observations show that there are no driveways within 100 feet of the existing site-access 

driveway on the north side of the roadway. 

BICYCLE AND PEDESTRIAN FACILITIES 
The Crown Zellerbach Trail is a multi-use path that follows a historic logging route located on the north 

side of Scappoose Vernonia Highway and adjacent to the proposed development site. The trail is popular 

for hiking, biking, and horseback riding, with a relatively gentle grade suitable for all skill levels, including 

small children. The trail crosses multiple public streets and private driveways, including the existing site­

access driveway. The proposed development plan in Attachment A shows the trail and identifies crosswalk 

signs and includes new pavement markings where the trail crosses the driveway. 

FINDINGS 
The information provided in this letter indicates that the existing site-access driveway can accommodate 

traffic generated by the proposed self-storage facility and can continue to be shared with the adjacent 

property. In addition, there is sufficient sight distance at the driveway, there is no crash history attributed 

to the driveway, the driveway meets access spacing standards, and the driveway design accounts for the 

Crown Zellerbach Trail. Therefore, no additional analysis and no off-site mitigations are needed. 

We trust this letter provides sufficient information related to the proposed self-storage facility. Please 

contact us with any questions or comments. 

REFERENCES 
1. Institute of Transportation Engineers. Trip Generation Manual, 11 th Edition. 2021. 

2. City of Scappoose. Transportation Impact Study Guidelines. 2016. 

3. American Association of State Highway and Transportation Officials. A Policy on Geometric Design of 

Highways and Streets. 2018. 

4. (AASHTO, Reference 3). City of Scappoose. Scappoose Transportation System Plan. 2016. 

ATTACHMENTS 
A. Propose Development Plan 

B. Sight Distance Photos 

Kittelson & Associates, Inc. 
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Facing West from Site-Access Driveway 

Kittelson & Associates, Inc. 
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TRANSPORTATION ANALYSIS 

DATE: 

TO: 

FROM: 

March 21, 2025 

Laurie Oliver Joseph I City of Scappoose 

Reah Flisakowski, P.E. I OKS Associates 

SUBJECT: Scappoose Proposed Rezone Transportation Planning Rule 
Evaluation 

BACKGROUND 

Project #24574-000 

The City of Scappoose is developing a 50-Year Plan that includes an Urban Growth Boundary (UGB) 
expansion and establishment of Urban Reserves to meet the forecasted 50-year growth demand. 
This memorandum presents a trip generation evaluation of specific Comprehensive Plan 
amendments and zone changes on several parcels. An assessment of Transportation Planning Rule 
{TPR) requirements found the proposed amendments could significantly affect existing or planned 
transportation facilities. However, the potential impact could be mitigated by applying a maximum 
trip cap on future development on specific parcels. The analysis and findings are presented in the 
following sections. 

SCAPPOOSE COMPREHENSIVE PLAN AND ZONE CHANGES 

As part of this planning effort, the city is proposing Comprehensive Plan amendments and zone 
changes on several lots. The proposed change areas are applicable to whole parcels, assuming the 
whole area could be redeveloped with new uses. The proposed changes are summarized below and 
shown in Figure 1. 

• Six parcels with 100.9 total acres located in the north portion of the city, changing from 
Industrial to Commercial plan designation 

• One parcel with 9.4 total acres located in the north portion of the city, changing from LI (Light 
Industrial) zoning to EC (Expanded Commercial) . 

• Two parcels with 11.7 total acres located in the center of the city, changing from A-1 (High 
Density Residential) zoning to PL-R zoning (Public Land). 

• Four parcels with 7.9 total acres located in the south portion of the city, changing from R-4 
(Moderate Density Residential) zoning to EC (Expanded Commercial). 

SHAPING A SMARTER TRANSPORTATION EXPERIENCE~ AN EMPLOYEE ·OWNED COMPANY 
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FIGURE 1: CITY OF SCAPPOOSE PROPOSED LAND USE ZONE CHANGES 
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The two parcels located in the central portion of the City (Figure 1) are proposed to change to 
Public Land - Recreation {PL-R) and have already been approved to develop or have been 
developed as a City park which is a permitted use in the existing residential zones. Park use would 
result in significantly lower vehicle trips than buildout of the land under residential zoning. 
Therefore, a trip generation assessment was not conducted to evaluate potential impacts as none 
would be triggered. 

For the trip estimate assessment, it was assumed the Industrial plan designation would be 
equivalent to Light Industrial zoning and the Commercial plan designation would be equivalent to 
Expanded Commercial zoning. 

Descriptions of the various zoning designations from the Scappoose Municipal Code1 are provided 
below. 

• LI (Light Industrial) - Provide appropriate locations for industrial uses including light 
manufacturing, and processing, assembling, packaging or treatment of produce or products from 
previously prepared materials. 

• EC (Expanded Commercial) - Combines light manufacturing, office, retail sales, and 
complementary related commercial uses. 

• A-1 (High Density Residential) - Provide for multiple-family residential units in moderate to 
high density residential developments. 

• PL-R (Public Lands - Recreation) - Provide for the establishment of various types of public 
recreation facilities. 

. R-4 (Moderate Density .Residential) - Provide residential use in areas of moderate population 
concentrations. Permitted land uses include single-family detached or attached dwelling units 
and multi -family dwelling units. Average net density is 7.5 dwelling units per acre. 

LAND USE AND TRIP GENERATION ANALYSIS 

Each of the proposed Comprehensive Plan Map amendments and zone changes were evaluated to 
estimate the expected vehicle trip generation of the reasonable worst-case development potential 
under the existing and proposed zoning scenarios. The comparison provides the net increase in 
vehicle trips to the surrounding transportation system. The current edition of the ITE Trip 
Generation Manual2 provides average trip generation rates for land uses. Vehicles t rips were 
estimated for daily, morning peak hour (highest hour from 7 to 9 AM) and evening peak hour 
(highest hour from 4 to 6 PM) . 

The Light Industrial land use under a reasonable worse case buildout was most closely represented 
by ITE General Light Industrial land use code. The Expanded Commercial land use under a 
reasonable worse case buildout was anticipated to be a mix of several land uses: 40% commercial, 
20% office and 40% multifamily residential. Commercial land use was most closely represented by 

'A complete list of permitted land uses can be found in the Scappoose Municipal Code, Title 17 Land Use and Development, 

https ://scappoose . municipal. codes/Code/ 17 

2 Trip Generation Manual, 11th Edition, Institute of Transportation Engineers, 2021. 
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ITE Shopping Plaza (without a supermarket) land use code. Office land use was most closely 
represented by ITE General Office land use code. Multifamily Residential land use was most closely 
represented by ITE Multifamily Housing - Low Rise land use code. 

A trip reduction was applied to the Shopping Plaza land use code to account for passby trips. 
Passby trips are those trips already on the roadways immediately adjacent to the site but altering 
their path at the driveway to visit the site. 

TRIP GENERATION 

The proposed Comprehensive Plan Map amendment includes three parcels with a total of 25.4 
acres changing from Industrial to Commercial plan designation, one parcel with a total 9.4 acres 
changing from LI (Light Industrial) to EC (Expanded Commercial) designation, and four parcels 
with a total of 8.0 acres converting from R-4 (Moderate Density Residential) zoning to EC. The 
following sections summarize the land use and trip generation calculations for each parcel. 

PARCEL ID: 3201-A0-02000 

Table 1 provides a summary of the land use and trip generation calculations for the largest parcel 
changing from Industrial to Commercial plan designation with 12.2 total acres. The proposed 
change would result in an increase of up to 3,214 daily trips, 51 AM peak hour trips, and 222 PM 
peak hour trips . 

TABLE 1: 3201-A0-02000 TRIP GENERATION ESTIMATE 

WEEKDAY TRIP GENERATION 
ZONING AND LAND USE 
{ITE CODE) SIZE 

DAILY 

EXISTING ZONING - LIGHT INDUSTRIAL 

GENERAL LIGHT INDUSTRIAL (110) 159 KSF 774 

PROPOSED ZONING - COMMERCIAL 

SHOPPING PLAZA WITHOUT 64 KSF 4,321 
SUPERMARKET (821) 

GENERAL OFFICE (710) 32 KSF 347 

MULTIFAMILY HOUSING - LOW 
RISE (220) 

117 DU 789 

RETAIL PASS-BY TRIP REDUCTION (34%) -2,056 

PROPOSED ZONING TOTAL NET NEW TRIPS 3,988 

NET CHANGE EXISTING TO PROPOSED ZONING 3,214 

Note: Multifamily housing - low rise based on 24 dwelling units per acre 
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AM PEAK 
HOUR 

118 

111 

49 

47 

-77 

169 

51 

PM PEAK 
HOUR 

103 

332 

46 

60 

-197 

325 

222 
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PARCEL ID: 3201-C0-02701 

Table below provides a summary of the land use and trip generation calculations for the parcel 
with 9.4 total acres chang ing from LI (Light Industrial) to EC (Expanded Commercial) plan 
designation . The proposed change would result in an increase of up to 2,462 daily trips, 39 AM 
peak hour trips, and 141 PM peak hour trips. 

TABLE 5: 3201-C0-02701 TRIP GENERATION ESTIMATE 

WEEKDAY TRIP GENERATION 
ZONING AND LAND USE 
(ITE CODE) 

SIZE 
DAILY 

EXISTING ZONING - LIGHT INDUSTRIAL 

GENERAL LIGHT INDUSTRIAL (110) 123 KSF 599 

AM PEAK 
HOUR 

91 

PROPOSED ZONING - EXPANDED COMMERCIAL 

SHOPPING PLAZA WITHOUT 49 KSF 
SUPERMARKET (821) 

3,308 85 

GENERAL OFFICE {710) 25 KSF 271 38 

MULTIFAMILY HOUSING - LOW 90 DU 607 36 
RISE (220) 

RETAIL PASS-BY TRIP REDUCTION (34%) -1,574 -59 

PROPOSED ZONING TOTAL NET NEW TRIPS 3,061 130 

N ET CHANGE EXISTING TO PROPOSED ZONING 2,462 39 

/ 

Note: Multifamily housing - low rise based on 24 dwelling units per acre 

mm SCA PPOOSE UGB EX PA NS I O N • TPR EVALUATI O N • MARCH 2025 

PM PEAK 
HOUR 

80 

254 

36 

17 

-150 

221 

141 
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TRANSPORTATION PLANNING RULE EVALUATION 

The proposed zone change must be in accordance with Oregon Administrative Rule (OAR) 660-012-
0060, the Transportation Planning Rule (TPR). The intent of the TPR (OAR 660-12-0060) is to 
ensure that future land use and traffic growth is consistent with transportation system planning 
and does not create a significant effect on the surrounding transportation system beyond currently 
allowed uses. 

The definition of a significant effect varies by jurisdiction and no such definition is provided in the 
City of Scappoose code. According to the Oregon Highway Plan (OHP)3, a net increase of less than 
400 daily trips does not qualify as a significant effect. While the OHP is not applicable to city 
streets, it provides a reasonable estimate of a significant effect for TPR analysis purposes. 

The proposed Comprehensive Plan Map amendments and zone changes for each would result in a 
trip increase of more than 400 daily trips which indicates a potential significant effect for TPR 
analysis purposes. The total daily trip estimates for each proposed zone change exceed 400 trips, 
except for the two smallest parcels converting to expanded commercial (3213-C0-04500 and 3213-
C0-04700). The resulting level of trip growth from the proposed changes should be evaluated 
further to determine if any capacity mitigations would be required due to the significant effect. 

TPR ASSESSMENT 

Per OAR 660-012-0060, Section (9), a zoning map amendment would not significantly affect an 
existing or planned transportation facility if all of the following requirements are met: 

(a) The proposed zoning is consistent with the existing comprehensive plan map designation 
and the amendment does not change the comprehensive plan map; 

This requirement is not met since the proposed changes are not consistent with 
the City's Comprehensive Plan Map designations. 

(b) The local government has an acknowledged TSP and the proposed zoning is consistent 
with the TSP; and 

This requirement is not met since the proposed zone changes are not 
consistent with the City of Scappoose adopted TSP assumptions. 

(c) The area subject to the zoning map amendment was not exempted from this rule at the 
time of an urban growth boundary amendment as permitted in OAR 660-024-
0020(1)(d), or the area was exempted from this rule, but the local government has a 
subsequently acknowledged TSP amendment that accounted for urbanization of the 
area . 

3 1999 Oregon Highway Plan, Action lF.5, Pages 80-81. 
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This requirement is not met as the proposed change areas were evaluated in 
the City's adopted TSP under the current Comprehensive Plan designations and 
zoning. The proposed zone changes are not consistent with the City of 
Scappoose adopted TSP assumptions. 

Because all of the above listed requirements are not met, the proposed amendments may create a 
significant effect on the surrounding transportation system. 

PROPOSED MITIGATION 

The proposed Comprehensive Plan Map amendments and zone changes for all parcels except 3213-
C0-04500 (shown in Table 8) resulted in a trip increase of more than 400 daily trips which 
indicates a potential significant effect for TPR analysis purposes. 

To mitigate potential significant effects on the transportation system from the proposed 
amendments and zone changes to the parcels listed above, the city should impose a limit to the 
allowable new development on each parcel. Future development applications would be limited to an 
increase of up to 400 daily trips on each parcel beyond what is allowed under the current zoning 
designation . A trip generation estimate with each development application would be required to 
ensure the TPR trip cap for each parcel is not exceeded as shown in Table 11. 

TABLE 11: PARCEL TRIP CAP SUMMARY 

PARCEL 

Parcel ID: 3201-A0-02000 

Parcel ID: 3201-A0-02002 

Parcel ID: 3201- DO-01300 

Parcel ID: 3201-C0-02800 

Parcel ID: 3201-C0-02701 

Parcel ID: 3201-D0-00602 

Parcel ID: 3201-00-00100 

Parcel ID: 3213-C0-04800 

Parcel ID: 3213-C0-04600 

AREA 
(ACRES} 

12.2 

6.2 

9.8 

7 

9.4 

28 .9 

36.8 

3.5 

2.5 

DAILY NET NEW TRIP GENERATION 

EXISTING 
ZONING 

774 

394 

623 

443 

599 

1,841 

2,342 

302 

216 

TPR 
ALLOWED 
TRIP CAP 
INCREASE 

400 

400 

400 

400 

400 

400 

400 

400 

400 

PROPOSED 
ZONING 

1,174 

794 

1,023 

843 

999 

2,241 

2,742 

702 

616 

mm SCAPPOOSE UGB EX PANSION • TPR EVALUATION • MA RCH 2025 16 



_ ATTACHMENTS 

TRIP GENERATION ESTIMATE 

• 3201-C0-02701 

Zoning and Land Use 

Size 
{ITE Code) 

existing zoning - light industrial 

general light industrial (110) 123 KSF 

proposed zoning - commercial 

shopping plaza without supermarket (821) 49 KSF 

general office (710) 25 KSF 

multifami ly housing - low rise (220) 90 DU 

retail passby trip reduction ( 34%) 

PROPOSED ZONING TOTAL NET NEW TRIPS 

NET CHANGE EXISTING TO PROPOZED ZONING 

3201-A0- 02000 

Zoning and Land Use 

(ITE Code) 
Size 

existing zoning - light industrial 

general light industrial (110) 159 KSF 

proposed zoning - commercial 

shopping plaza without supermarket (821) 64 KSF 

g eneral office (710) 32 KSF 

multifamily housing - low rise (220) 117 DU 

retail passby trip reduction {34%) 

PROPOS ED ZONING TOTAL N ET N EW TRIPS 

NET CHANGE EXISTING TO PROPOZED ZONING 

mm SCAP POO SE UGB EXPANS I O N • TPR EV ALUA TI ON • MA RCH 2 0 25 

Weekday Trip Generation 

Dally 

599 

3,308 

271 

607 

1,125 

3,061 

2,462 

AM Peak 
Hour 

91 

85 

38 

36 

29 

130 

39 

PM Peak 
Hour 

80 

254 

36 

17 

86 

221 

141 

Weekday Trip Generation 

Daily 

774 

4321 

347 

789 

1,469 

3,988 

3,214 

AM Peak 
Hour 

118 

111 

49 

47 

38 

169 

51 

PM Peak 
Hour 

103 

332 

46 

60 

113 

325 

222 

17 



Technical Memorandum 

To: City of Scappoose, Oregon 

N.J. Johnson, MPA, Assistant to City Manager, City Planner 
Laurie Oliver Joseph, AICP, CFM, Community Development Director 

Chris Negelspach, P.E., City Engineer 

From: Andrew Niemi, Principal Engineer & Owner 

Lower Columbia Engineering 

Date: April 2nd, 2025 

Subject: Cut/Fill Balance Memorandum 

Job No.: 3550 

Exhibit 8 
Lower Columbia Engineering 

58640 McNuH1' Way 
St. Helens, OR 97051 

503.366.0399 

In accordance with chapter 17.84.170 of the Scappoose Municipal Code an analysis was performed to determine the 
net cut/fill grading affects within the 100-year flood plain for the proposed Ofstad Self Storage development. 

As part of this analysis, a volumetric surface was developed by comparing existing topographic data to the proposed 
surface as shown on the overall grading and stormwater plan, sheet C-4.0. This comparison was then focused down to 
analyze portions of the subject property within the 100-year floodplain. After completing this analysis, it was 
determined that there is no net fill within the 100-year flood plain. As shown within table 1 all proposed fill (primarily 
from elevating buildings to be at least 1 foot above base flood elevation) is mitigated within the same taxlot primarily 
to construct two stormwater facilities. 

Table 1. Cut and Fill Quantities on Tax Lot 2701 

l Design Storm Event I 
Fill I 

Cut 1 
Volume (BCV) 

750 
970 

As seen within table 1, the proposed grading plan shows approximately 750 cubic yards of fill within the 100-year 
floodplain, but due to the construction of two stormwater facilities, this fill volume is offset to result in a net cut of 220 
cubic yards. 

Please let us know of any questions, 

~a?~ 
Andrew D. Niemi, P.E. 
Principal Engineer 

Lower Columbia Engineering, LLC 

EXPIRES: DECEMBER 31, 2029 



-Oregon 
Tina Kotek, Governor 

February 14, 2024 

Keith Settle 
33341 Gilmore Road 
Scappoose, OR 97056 

Re: WO # 2023-0489 Approved 
Wetland Delineation Report for Alder Creek 

Exhibit 9 
Department of State Lands 
775 Summer Sh·eet NE, Suite 100 

Salem, OR 97301-1279 

(503) 986-5200 

FAX (503) 378-4844 

www.oregon.gov/ dsl 

State Land Board 

Tina Kotek 

Governor 

Columbia County; T3N R2WS1CC TLs 1800 and 3800; S1C 
TLs 2701 and 3300 (Portion); S12BA TL4100 (Portion) 

LaVonne Griffin-Valade 

Secretary of State 

Tobias Read 

State Treasurer 
City of Scappoose Local Wetlands Inventory Wetland SSC-2 

Dear Keith Settle: 

The Department of State Lands has reviewed the wetland delineation report prepared 
by Aura/Benthos Ecosystem Services LLC for the site referenced above. Please note 
that the study area includes only a portion of the tax lots described above (see the 
attached maps). Based upon the information presented in the report, we concur with the 
wetland and waterway boundaries as mapped in Figure 6 Index, 6-1, 6-2, 6-2A, 6-2B, 6-
2C, 6-3, 6-3A, 6-4, 6-4A, and 6-5 of the report. Please replace all copies of the 
preliminary wetland maps with these final Department-approved maps. 

Within the study area, 6 wetlands (Wetland A, B and C; 1; 2 and 3; totaling 
approximately 0.5403 acres), 2 waterways (Alder Creek, South Scappoose Creek) and 
3 ditches (Ditch 1, 2 and 3) were identified. The wetlands, waterways, and ditches are 
subject to the permit requirements of the state Removal-Fill Law. Normally, a state 
permit is required for cumulative fill or annual excavation of 50 cubic yards or more in 
wetlands or below the ordinary high-water line (OHWL) of the waterway (or the 2-year 
recurrence interval flood elevation if OHWL cannot be determined). However, Alder and 
South Scappoose Creeks are essential salmonid streams. Therefore, fill or removal of 
any amount of material below their OHWLs or within hydrologically-connected wetlands 
(Wetland A) may require a state permit. 

This concurrence is for purposes of the state Removal-Fill Law only. We recommend 
that you attach a copy of this concurrence letter to any subsequent state permit 
application to speed application review. Federal, other state agencies or local permit 
requirements may apply as well. The U.S. Army Corps of Engineers will determine 
jurisdiction under the Clean Water Act, which may require submittal of a complete 
Wetland Delineation Report. 



Please be advised that state law establishes a preference for avoidance of wetland 
impacts. Because measures to avoid and minimize wetland impacts may include 
reconfiguring parcel layout and size or development design, we recommend that you 
work with Department staff on appropriate site design before completing the city or 
county land use approval process. 

This concurrence is based on information provided to the agency. The jurisdictional 
determination is valid for five years from the date of this letter unless new information 
necessitates revision. Circumstances under which the Department may change a 
determination are found in OAR 141-090-0045 (available on our web site or upon 
request). In addition, laws enacted by the legislature and/or rules adopted by the 
Department may result in a change in jurisdiction; individuals and applicants are subject 
to the regulations that are in effect at the time of the removal-fill activity or complete 
permit application. The applicant, landowner, or agent may submit a request for 
reconsideration of this determination in writing within six months of the date of this letter. 

Thank you for having the site evaluated. If you have any questions, please contact Chris 
Stevenson, PWS and Jurisdiction Coordinator, at (503) 798-7622. 

Sincerely, 

ji--~ 
Peter Ryan, SPWS 
Aquatic Resource Specialist 

Enclosures 

ec: Stephanie James, Turnstone Environmental 
City of Scappoose Planning Department (Maps enclosed for refining LWI) 
Brittney Campos, Corps of Engineers 
Katie Blauvelt, DSL 
Tom Dee, PWS, PBS Engineering and Environment 



I 

I 

I 

WETLAND DELINEATION/ DETERMINATION REPORT COVER FORM 

Fully completed and signed report cover forms and applicable fees are required before report review timelines are initiated by the 
Department of State Lands. Make checks payable to the Oregon Department of State Lands. To pay fees by credit card, go online 
at: https://apps.oregon.gov/DSUEPS/program?key=4. 

Attach this completed and signed form to the front of an unbound report or include a hard copy with a digital version (single PDF file 
of the report cover form and report, minimum 300 dpi resolution) and submit to: Oregon Department of State Lands, 775 Summer 
Street NE, Suite 100, Salem, OR 97301 -1279. A single PDF of the completed cover from and report may be e-mailed to: 
Wetland_Dellneation@dsl.state.or.us. For submittal of PDF files larger than 10 MB, e-mail DSL instructions on how to access the 
file from vour fto or other file sharina website 

Contact and Authorization Information 
[RI Applicant [RI Owner Name, Firm and Address: Business phone # (503) 543-6696 
Keith Settle Mobile phone# (optional) 
33341 Gilmore Road E-mail: keith@oxboinc.com 
Scappoose, OR 97056 

0 Authorized Legal Agent, Name and Address (if different): Business phone # 
Mobile phone# (optional) 
E-mail: 

I either own the property described below or I have legal authority to allow access to the property. I authorize the Department to access the 
property for the purpose of confirming the information in the report, after prior notification to the primary contact. 

Typed/Printed Name: Keith Settle Signature: Keith Settle Digitally signed by Keith Setue 
Date: 2023.10.03 11:06:09 -05'00' 

Date: 10/03/2023 Special instructions reaardina site access: 

Project and Site Information 
Project Name: Alder Creek Latitude: 45.765860 Longitude: - 122.880763 

decimal degree - centroid of site or start & end points of linear project 
Proposed Use: Tax Map #3 02 01 cc 3 02 01 co 

To be determined Tax Lot( s) 1800 and 3800 2701 and 3300 
---------------------------------------------------------------------------------------------------------
Tax Map # 3 02 12 BA 

Project Street Address (or other descriptive location): 
_Tax_ Lot( s} 41 oo -----------················-··················································· 

53026 NW Thornton Drive Township 3N Range 2W Section 1 QQCC 

Use separate sheet for additional tax and location information 
City: Scappoose County: Columbia Waterwav: Alder Creek River Mile: 0 

I 

I 

Wetland Delineation Information I 
Wetland Consulta t Name, Firm and Address: Phone# (503) 348-2834 
Tom Dee, PWS ERP Mobile phone# (if applicable) 
Aura/Bentho cosystem Services LLC E-mail: tem@aurabefllhes.ee1ft 
PO Box 1 Contact: Stephanie James, Turnstone Environmental stephanie@turnstoneenvironmental.com 
Verna a, OR 97064 

The information and conclusions on this form al>lf.!11in..theh0ttached report are true and correct to the best of my knowledge. 
Consultant Signature: Thomas Dee ~;.~""':'."~~~";'.;:.'.~'" I Date: 0811112020 

Ecolo).it.tnl.lJ•tomo<iKV~o.com.c• US 

Primarv Contact for report review and site-access is~- I l Consultant [RI Applicant/Owner 0 Authorized Agent 
Wetland/Waters Present? ~ Yes D No I Study Area size: 15.21 Total Wetland Acreage: 0.5603 

11.--11--~._,_ 0 oxes Below 

R-F permit application submitted [R] Fee payment submitted$~ 

□ Mitigation bank site D Resubmittal of rejected report ($100) 

□ EFSC/ODOE Proj. Mgr: I I D Request for Reissuance. See eligibility criteria. (no fee) 

□ Wetland restoration/enhancement project DSL# -- Expiration date __ 
(not mitigation) 

[R] Previous delineation/application on parcel [R] LWI shows wetlands or waters on parcel 
If known, previous DSL # WD2016-0347 Wetland ID code SSC-02 

For Office Use Only 
DSL Reviewer: DE Fee Paid Date: -- I -- I -- DSL WO# 2023-0487 

Date Delineation Received: _!Q_t 20 / 2023 Scanned: D Electronic: I!! DSL App.# 

March 2018 
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Exhibit 10 

LAND USE ACTION REFERRAL (CPMA 1-25; ZC 1-25; SDR 1-25; SLOP 1-25, 2-25, 3-25} May 30, 2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 
any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as Improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. 

2. _x_ 

3. 

4. 

5. 

6. 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments (below) 
or attached letter: 

COMMENTS: _________________________ _ 
Any required streetlighting will need to be approved by the City of Scappoose Engineering 
Department prior to an estimate being provided. 

~~~ Signed: ~ Date:._tJ___;:_{ _r{---=-{ J-_-.1 ___ _ 



• Outlook Exhibit 11 

RE: Referral comment requested for Ofstad Self Storage facility in Scappoose (CMPA1-25, ZC1-25, SDR1-25, 
SLDP1-25, 2-25, 3-25) 

From STERTZ Kevin A* ODFW <Kevin.A.STERTZ@odfw.oregon.gov> 

Date Fri 6/6/2025 2:37 PM 

To Laurie Oliver Joseph <loliver@scappoose.gov> 

Cc N.J. Johnson <njohnson@scappoose.gov>; STERTZ Kevin A * ODFW <Kevin.A.STERTZ@odfw.oregon.gov> 

Hi Laurie, 

I have reviewed the enclosed application and have no objection to its approval as submitted. 

Below are a few comments from our Habitat Biologist: 

Consider adding diversity to the list of native sedges and rushes. Sawbeak sedge (Carex stipata) and Common 
spike-rush (Eleocharis pa/ustris) would be good options. Consider adding some pieces of woody debris in the 
bottom and banks of the swales. Douglas spirea ( Spiraea douglasil) shrubs could be used in any remaining areas 
that have bare soil or if more hedgerows are desired near the wetlands. This species is most often in wet soils, but it 
is drought tolerant. 

Thanks, 
Kevin 

Kevin Stertz 
District Fish Biologist 
North Willamette Watershed District 
Oregon Department of Fish and Wildlife 
Office: (971) 673-6044 



SCAPPOOSE 
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LAND USE ACTION REFERRAL (CPMA 1-25; ZC 1-25; SOR 1-25; SLOP 1-25, 2-25, 3-25) 

Exhibit 12 

May 30, 2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 

any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. _ X_ We have reviewed the enclosed application and have no objection to its approval 
as submitted. [Refer to comments below] 

2. _ X_ Please see either our comments (below) or attached letter. 

3. NA_ We are considering the proposal further and will have comments to you by 

4. _ NA_ Our board must meet to consider this; we will return their comments to you by 

5. _ NA_ Please contact our office so we may discuss this . 

6. _ NA_ We recommend denial of the application. Please see either our comments (below) 

or attached letter: 

COMMENTS: ODOT does not have any objectives with the understanding that a trip cap will be 
applied, please see memo attached from Arielle in email. 

Name: Caroline Crisp Title: Senior Transportation Planner 

Signed: --'G~m_;c·oli:..:.:&..:..:1e_'G..:..;..;;1i!J~, _ Date: __ -'6"-'-/=3/'--=2=0=24-'-----



DATE: 

TO: 

FROM: 

SUBJECT: 

Oregon 
Tin.1 Kotek, ( ;overnor 

June 10, 2025 

Caroline Crisp 

Senior Transportation Planner 

Arielle Childress, PE 

Traffic Analysis Engineer 

Department of Transportation 
Region 2 Tech Center 

455 Airpor t Road SE, Building B 
Salem, Oregon 97301-5397 
Telephone (503) 986-2990 

Fax (503) 986-2839 

Ofstad Self-Storage Facility Development (Scappoose, OR) - Outright Use 

Traffic Memo Review Comments 

ODOT Region 2 Traffic has completed our review of the submitted traffic memo (dated March 9, 2025) to 

address traffic impacts due to development on the northwest quadrant of US 30 at Scappoose Vernonia 

Highway in the city of Scappoose, with respect to consistency and compliance with ODOT's Analysis 

Procedures Manual, Version 2 (APM). The APM was most recently updated in May 2025. The current 

version is published online at: https://www.oregon.gov/odot /Planning/Pages/APM.aspx. As a result, we 

submit the following comments for the City's consideration: 

Analysis items to note: 

1. The development description includes a "caretaker residence." While it would be appropriate to 

include a single family dwelling unit in the trip generation, the associated trips would be relatively low 

and have no impact on the overall conclusions of the memo. 

Proposed mitigation comments: 

2. ODOT maintains jurisdiction of the Lower Columbia River Highway No. 92 (US 30) and ODOT approval 

shall be required for all proposed mitigation measures to this facility. 

3. No mitigation measures have been proposed. This conclusion appears reasonable for this proposed 

development. 

Thank you for the opportunity to review this traffic impact analysis. As the analysis software files were 

not provided, Region 2 Traffic has only reviewed the submitted report. This traffic impact study has been, 

for the most part, prepared in accordance with ODOT analysis procedures and methodologies. No further 

analysis work should be required. If there are any questions regarding these comments, please contact 

me at (971) 208-1290 or Arielle.CHILDRESS@odot.oregon.gov. 

1 of 1 
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LAND USE ACTION REFERRAL (CPMA 1-25; ZC 1-25; SDR 1-25; SLOP 1-25, 2-25, 3-25) May 30, 2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 

any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. 

2. y 
3. 

4. 

5. 

6. 

We have reviewed the enclosed application and have no objection to its approval 

as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments (below) 

or attached letter: 

COMMENTS: (J./1_ /3-,; /ct.'d5 l'l\ li..5 f- /heQ t C<;,., .'(:W f CDQ.q s. O 1.uue ,;I' Mb--S f­
~ldf-a_,',J gj( ,0...,,:14.'J.1, l~ /..,., c fv:c.,-+( I eu. d1 b,,.~ . o<-..,J~ /V\ e a C.,_,,, :ca I 

Name: \ Jb J [1.(Y\ e. I ,fl A--' 

Signed:Ou. o {}__ Date: G • / :) · 2 -~ 
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-·- ScAPPnDSE 
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LAND USE ACTION REFERRAL {CPMA 1-25; ZC 1-25; SOR 1-25; SLOP 1-25, 2-25, 3-25} May 30, 2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 

any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. 

2. 

3. 

4. 

5, 

6, 

✓ 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments (below) 
or attached letter: 

COMMENTS: __.__P-ko ..... s-e.::,:___s«,~ ____Ja ..... #_....11...,.J,,...J..___...:..::~=JL ... .-:......._ _ ___________ _ 

Name: 4 rgnJ De\an1> Title: As,;fJqn/ Vi ,--tdoc 

Signed: Jil OJI Date: oc / ,1 / }.f,a-' , 



COLUMBIA COUNTY 
D epart111ent of Public \t\Torks 

June 13, 2025 

N.J. Johnson, MPA 
33568 E Columbia Avenue 
Scappoose, OR 97056 

-~ ST. H ELENS, OR 97051 
: ·~ • 1054 Oregon St. 

-- Direct (503) 397- 5090 
Fax (503) 397-72 15 

columbiacountyoi:gov 

RE: Land Use Referral (CMPA 1-25; ZC 1-25; SDR 1-25; SLDP 1-25, 2-25, 3-25) -
53026 Thornton Drive, Scappoose, OR 

Hello, N.J., 

The Public Works Department has reviewed the provided materials and has the following comments: 

I. Owner will be required to get a county access permit for each access onto Scappoose-Vernonia 
Road right-of-way, pursuant to Ord. 96-6 and Ord. 2006-4. 

2. Owner will be required to get a county construction permit for all work within County-administered 
right-of-way, pursuant to Ord. 91-6. Any County infrastructure, including roads and ditches, must 
be restored to equal or better condition. 

3. Trench cuts in Scappoose-Vernonia Road will need to follow County standards for restoration. 
4. The existing culvert under Thornton Drive will be evaluated as part of the access permit inspection. 

If the culvert is found to be of unacceptable size or condition, it may require replacement. 
5. Drainage must be retained on-site; no new drainage may flow onto Scappoose-Vernonia Road. 
6. On page C3. l , note 26 identifies a proposed sign advising traffic on Scappoose-Vernonia Road to 

yield to pedestrians. Given the character of the road, Public Works believes it would be better to 
control the pedestrian traffic on the trail. Place signs on either side of driveway stating, "Crossing 
traffic does not stop." Samples of similar signs can be found on the trail at the intersection of Cater 
Road and Scappoose-Vernonia Road. 

7. On page G2.0, the information in note 19.B does not match the 81 1 utility locates boilerplate. 
Boilerplate also has the incorrect contact for city connections. Boilerplate also says that a city 
permit is required to work in the public right-of-way - this should also include the county 
construction permit mentioned above. 

Please let us know if you have any questions. Thank you. 

Sincerely, 

Grant DeJongh 
Columbia County Public Works 

Service ~ Engagement ~ Connection ~ Innovation 



Exhibit 15 

LAND USE ACTION REFERRAL {CPMA 1-25; ZC 1-25; SOR 1-25; SLDP 1-25, 2-25, 3-25) May 30, 2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 
any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

2. -X-- Please see either our comments (below) or attached letter. 

3. We are considering the proposal further and will have comments to you by 

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 . Please see either our comments (below) 
or attached letter: 

COMMENTS: e11,ot fte gt,h,~,J ltf:hc, 

Name: Ktl-ey \3C4 ~-t.J' 

Signed: .ttft;,~ 



COLUMBIA COUNTY 

Departn1ent of General Services 

June 16, 2025 

N.J. Johnson, MPA 
33568 E Columbia A venue 
Scappoose, OR 97056 

ST. HELENS, OR 97051 
230 Strand St., Room 108 

Direct (503) 397- 72 l 3 
www.co.co1umbia.01: us 

RE: Land Use Referral (CMP A 1-25; ZC 1-25; SOR 1-25; SLOP 1-25, 2-25, 3-25) - 53026 
Thornton Drive, Scappoose, OR 

Dear N.J., 

The Columbia County Parks Department has reviewed the proposed development plans and 
offers the following comments related to the Crown Z Trail : 

I. Trail Easement 
The Parks Department requests documentation of a recorded easement or other legal right 
to cross the Crown Z Trail corridor. 

2. Trail Utility Crossing and Restoration 
The applicant proposes to trench across the trail corridor to install water service. Trench 
cuts must be restored to equal or better condition. Restoration must include: 

o A minimum bury depth of 30-inches from fin ished grade to the top of pipe. 
o A minimum of3 feet of surface restoration on either side of the trench. 
o Pavement restoration to a minimum of 4 inches or to match existing conditions, 

whichever is greater. 
3. Trail Crosswalk Material 

The development includes a proposed crosswalk where the Crown Z Trail crosses the 
new driveway. The Parks Department recommends the use of thermoplastic striping for 
enhanced durability and visibility under traffic conditions. While this may create a slight 
rumble-strip effect for cyclists, we believe the long-term performance and reduced 
maintenance outweigh this concern. 

Please feel free to contact me with any questions or if additional information is needed. 

Sincerely, 

Riley Baker 
Director of General Services 

Service ~ Engagement ~ Connection ~ Innovation 



SCAPPOOSE 
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Exhibit 16 

LAND USE ACTION REFERRAL (CPMA 1-25; ZC 1-25; SDR 1-25; SLDP 1-25, 2-25, 3-25) May30,2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 
any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. 

2. -A-
3. 

4. 

5. 

6. 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments (below) 
or attached letter: 

COMMENTS: _ _ _________________________ _ 

Title: __ &I--J<""""lz""""/,..,._'-U/4.c......:;__;:~...:.../'l~k ..S'------'g:;?=--'-,'r_a_,,=./.;;_o r __ 

Signed: z!§G~ Date:. __ C,--'--/;--'--/ ...;....,~ .,__/.""""'"? -=-cJ....::...a'J-.S-=------



•
SCAPPOOSE 

Ulieg<J-1t 

6/17/2025 

To: N.J. Johnson, Associate Planner 

From: Dave Sukau, Public Works Director 

Re: CPMA 1-25; ZC 1-25; SDR 1-25; SLDP 1-25, 2-25, 3-25 

Dear N.J., 

I have reviewed the Land Use Action Referral packet and plans for the proposed storage unit facility. 

The City of Scappoose Public Works has no objection to its approval, provided it meets all criteria set 
forth in the Scappoose Municipal Codes and SPWDS. 

I would like to make a few notes regarding the proposed design. We would like to see the vault for the 

fire water system be located near the proposed water meter location. It also appears that the metered 
service may be intended to serve more than one facility which would not meet development codes. We 

would also like to make sure that requirements for a force main termination at the downstream 

manhole have been m.et. 

Sincerely, 

Dave Sukau 

City of Scappoose, Public Works Dept. 

City of Scappoose 33568 E Columbia Avenue Scappoose Oregon 97056 503-543-7146 Fax 
503-543-7182 



Exhibit 17 

LAND USE ACTION REFERRAL (CPMA 1-25; ZC 1-25; SDR 1-25; SLOP 1-25, 2-25, 3-25) May 30, 2025 

RETURN TO: N.J. Johnson by June 13, 2025 via email at njohnson@scappoose.gov. If you have 
any questions, please call N.J. Johnson at (503) 543-7184, ext. 403. 

REGARDING: Adam Ofstad has requested approval of an application for a Comprehensive Plan 
Map Amendment to redesignate the subject site from Industrial to Commercial on the 
Comprehensive Plan Map; Zone Change to rezone the subject site from Light Industrial to 
Expanded Commercial; Site Development Review to allow for construction of a mini-storage 
facility with a caretaker dwelling as well as improvements to various site amenities; and three 
Sensitive Lands Development Permits to allow for certain components of this development 
proposal to partially occur in the regulated floodplain, wetlands, and fish and riparian corridor 
overlay. The site is located at 53026 NW Thornton Drive, northwest of the Scappoose-Vernonia 
Highway and Columbia River Highway intersection, on property described as Columbia County 
Assessor Map #3201-C0-02701. 

1. 

3. 

4. 

5. 

6. 

We have reviewed the enclosed application and have no objection to its approval 
as submitted. 

Please see either our comments (below) or attached letter. 

We are considering the proposal further and will have comments to you by 

Our board must meet to consider this; we will return their comments to you by 

Please contact our office so we may discuss this. 

We recommend denial of the application. Please see either our comments (below) 
or attached letter: 

COMMENTS: _________________________ _ 

Title: t),v,~-01'\ Ch~( c -------------

Date: _ ~-t-+-/ _z ,-f-->C-/ z_o '2._'> __ 



Scappoose Land Use Referral - Ofstad Self Storage 

(CPMA 1-25; ZC 1-25; SDR 1-25; SLDP 1-25, 2-25, 3-25) 

Site Address: NW Thorton Drive and Crown Zellerbach Road 

Map & Tax Lot: # 3201-CO & #02701 

Description of Proposed Use: Commercial self storage project with 11 storage buildings (various unit 

sizes) and an office w/ attached caretaker residence. Also applying for a zone change to Expanded 

Commercial to allow for the full facility size. 
Applicant Name(s): Adam Ofstad 

This document serves as official comment for the permit application for Tax Map ID No. 3201-CO in 

Scappoose, Oregon. 

The following requirements are required by Scappoose Fire District: 

If new development creates a new roadway, the name of this roadway must be approved by the fire 

district and Columbia 911. 

Fire Hydrant: 

507.5. 1 Where required. Where a portion of the facility or building hereafter constructed or moved into 

or within the jurisdiction is more than 400 feet (122 m) from a hydrant on a fire apparatus access road, 

as measured by an approved route around the exterior of the facility or building, on-site fire hydrants 

and mains shall be provided where required by the fire code official. 

Exceptions: 

1. For Group R-3 and Group U occupancies, the distance requirement shall be 600 feet (183 m). 

2. For buildings equipped throughout with an approved automatic sprinkler system installed in 
accordance with Section 903.3.1.1 or 903.3.1.2, the distance requirement shall be 600 feet (183 m). 

Fire Access: 

503.1.1 Buildings and facilities. Approved fire apparatus access roads shall be provided for every facility, 

building or portion of a building hereafter constructed or moved into or within the jurisdiction. The fire 

apparatus access road shall comply with the requirements of this section and shall extend to within 150 

feet (45 720 mm) of all portions of the facility and all portions of the exterior walls of the first story of 

the building as measured by an approved route around the exterior of the building or facility. 



503.2 Specifications. Fire apparatus access roads shall be installed and arranged in accordance with 
Sections 503.2.1 through 503.2.8. 

Address: 

Main site address numbers need to be installed per code for property as described below. Address 
numbers on monument at Scappoose Vernonia Highway access needs to be installed. 

Building Numbers need to be installed as directed by fire code official. 

Address numbers on commercial buildings shall be fixed to the building facing the street at a height that 

is not obstructed by passenger vehicles, delivery trucks or other obstructions (trees and bushes). 

Address numbers shall not be affixed to glass windows or doors (ORD17-2). 

Commercial properties require a minimum 18" high numbers with a 3" stroke with contrasting 

background. Be visible from all access directions (ORD17-2). 

If the address numbers are obscured, a monument sign shall be required at the end of the road. The size 

of the numbers shall be 12 inches tall by two inches wide (stroke) (ORD17-2.3). 

Fire/Building Codes and Standards: 

Adhere to any applicable code requirements for occupancy as designated per the Oregon Fire Code and 

Oregon Structural Specialty Code or Oregon Residential Specialty Code. 

If you have any questions, please let me know. 

Thank you, 

Miguel Bautista, PhD 

Division Chief of Prevention & Training 

Scappoose Rural Fire Protection District 

52751 Columbia River Highway 

P.O. BOX 625 

Scappoose, Oregon 97056 

Phone: 503-543-5026 

FAX: 503-543-2670 




