
ORDINANCE NO. 861 

AN ORDINANCE RELATING TO LAND USE AND AMENDING THE SCAPPOOSE 
MUNICIPAL CODE CHAPTER 17.74 (AIRPORT EMPLOYMENT OVERLAY ZONES) 
& CHAPTER 17.162 (PROCEDURES FOR DECISION MAKING - QUASI-JUDICIAL) 
AND THE SCAPPOOSE COMPREHENSIVE PLAN TEXT FOR THE AIRPORT 
EMPLOYMENT (AE) PLAN DESIGNATION 

WHEREAS, the Scappoose City Council proposes to amend Scappoose Municipal Code 
Chapter 17.74-Airport Employment Overlay Zones and Chapter 17.162 -Procedures for Decision 
Making-Quasi-Judicial, to apply the Airport Employment Overlay zones to specific properties 
west of the Scappoose Industrial airport (in City limits), to clarify conceptual master plan 
requirements, and to specify review procedures; and 

WHEREAS, Council proposes to amend the Comprehensive Plan text to update the 
findings and implementation text for the Airport Employment (AE) Plan Designation; and 

WHEREAS, appropriate legal and public notices have been provided as required by law; 
and 

WHEREAS, the Planning Commission held a hearing on the application on December 
29, 2016 and the City Council held a hearing on the application on January 3 and January 17, 
201 7; now therefore, 

THE CITY OF SCAPPOOSE ORDAINS AS FOLLOWS: 

Section 1. Title 1 7 of the Scappoose Municipal Code is hereby amended as indicated in 
Exhibit A, and the Comprehensive Plan text is hereby amended as indicated in Exhibit B, 
attached hereto and hereby incorporated by reference. 

Section 2. The City Council adopts the recommendation of the Scappoose Planning 
Commission and the findings of fact in the Staff Report dated December 1, 2016 as the basis for 
this ordinance, attached hereto as Exhibit C. 

PASSED AND ADOPTED by the City Council this 23rd day of January, 2017, and signed by the 
Mayor and City Recorder in authentication of its passage. 

CITY OF SCAPPOOSE, OREGON 

s*:~ 
First Reading: January 3, 2017 
Second Reading: January 2 , 2017 
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Exhibit A 

In the text below, language to be omitted is strikethrough, and proposed 
language additions are underlined. 

Chapter 17.74 

AIRPORT EMPLOYMENT OVERLAY ZONES 

Sections: 

17 . 74 .0 10 Purpose . 
17 . 74 .02 0 Definitions . 
17 . 74.030 Overlay zones and applicability. 
1 7 . 74 .040 Conformance with Public Use Airport Safety and 

Compatibility Overlay Zone. 
17 . 74.050 Permitted uses . 
17 . 74 . 060 Uses permitted subject to the acceptance of the 

airport sponsor. 
17.74.070 Conditional uses. 
17 . 74.080 Conceptual master plan requirements for large sites . 
17.74.090 Dimensional requirements and development standards. 
17.74.100 Environmental performance standards . 

17.74.010 Purpose . The purpose of the Airport Employment 
Overlay Zones is to encourage employment opportunities called for 
in the 2011 Scappoose Economic Opportunities Analy sis (EOA) while 
supporting the continued operation and vitality of the Scappoose 
Industrial Airpark . Master planning requirements ensure that land 
is developed efficiently, that large employment sites are retained, 
and that the provision of transportation and utility facilities 
occurs consistent with adopted plans. 

17.74.020 Definitions. Unless the context specifically 
indicates otherwise, the meaning of terms used in this chapter 
shall be as f ollows : 

A. " Ai rport Employment Overlay Zones " include the Airport 
Industrial Park (AIP) overlay zone, the Airport Business 
Park (AB P) overlay zone, and the East Airport Employment 
(EAE) overlay zone. 

B . "Airport sponsor" is the owner, manager, person o r entity 
designated to represent the interests of an airport. For 
th~ Scappoose Industrial Airpark, the airport sponsor is 
the Port o f St. Helens . 

17 .74.030 Overlay zones and applicability. The three Airport 
Employment Overlay Zones shall apply to selected parcels ~~ 
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city limi s in the vicinity of the Scappoose Industrial Airpark 
generally as illustrated on the Airport Employment ' ~rla1 Zones 
Potential f\'ture 2ioni "9-map (Figure 17 . 74.1) . -!fi-w:> precise 
location fil.. overlay 44: ~~ cl · _ .dJ 1 be dctenr.ined 
through the Eoning map amendment process pursuant to Chapters 
±~.160 or 17.162 as appropriate. Upon annexation, the area 
annexed shall be automatically subject to the applicable Overlay 
Zones illustrated in Figure 17.74.1 

A. The Airport Employment Overlay Zones supplement the Public 
Use Airport (PUA) base zone that applies to land within 
the Airport Employment (AE) plan designation. In the event 
of a conflict between the requirements of the PUA zone and 
those of the Airport Employment Overlay Zones, the 
requirements of the overlay shall control . 

B. The Airport Industrial Park (AIP) overlay zone allows 
industrial uses targeted in the Scappoo·-e EOA . 

C. The Airport Business Park (ABP) overlay zone allows a mix 
of targeted light industrial, commercial service and 
office, and supporting lodging and restaurant uses 
targeted in the Scap~oose-EOA. 

D. The East Airport Employment (EAE) overlay zone protects 
large industrial and institutional sites identified in the 
Seapp908C EOA. 

17.74.040 Conformance with Public Use Airport Safety and 
Compatibility Overlay Zone . All uses, activities, facilities and 
structures allowed in the Airport Employment Overlay Zones shall 
comply with the requirements of the Public Use Airport Safety and 
Compatibility Overlay (AO) Zone, Chapter 17.88. In the event of a 
conflict between the requirements of Airport Employment Overlay 
Zones and those of the Public Use Airport Safety and Compatibility 
Overlay (AO) Zone, the requirements of the AO overlay shall 
control. 

17.74.050 Permitted uses. All uses and activities permitted 
outright in the PUA zone as specified in Section 17.69.040 shall 
be permitted outright in the Airport Employment Overlay Zones. 
Table 17.74.1 describes additional use categories that are 
permitted or subject to specific standards in each of the 
following overlay zones : 

A. Airport Industrial Park (AIP) overlay zone; 
B . Airport Business Park (ABP) overlay zone; 
C. East Airport Employment (EAE) overlay zone . 

17.74.060 Uses permitted subject to the acceptance of the 
airport sponsor. All uses and activities permitted subject to the 
acceptance of the Airport Sponsor in the PUA zone as specified in 
Section 17 . 69.050 shall be permitted subject to the acceptance of 
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the Airport Sponsor in the Airport Employment Overlay Zones . 

17.74.070 Conditional uses. All uses and activities permitted 
conditionally in the PUA zone as specified in Section 17 . 69.060 
shall be permitted conditionally in the Airport Employment 
Overlay Zones. Table 17 . 74.1 describes additional use categories 
that are permitted through the conditional use process (Chapter 
17 . 130) in each of the following overlay zones : 

A . Airport Industrial Park (AIP) overlay zone . 
B . Airport Business Park (ABP) overlay zone . 
C . East Airport Employment (EAE) overlay zone . 

17.74 . 080 Conceptual Master Plan requirements for large sites . 
Sites with a combined area of more than four acres under common 
ownership shall receive Planning Commission approval of a 
conceptual master plan (CMP) prior to ir c.....> u11 .... ~io11 .vith a 
development pruposala."t +e.zt-at-:.:. 'tfla.ft<. c 17 .136) or !eone change 
(Chapter 17. 22) app re' ·al wit:l i ---ai"}' uf the Ai-+p- t Bmp1 OJil1ent 

G ~Llav gonen . The CMP is not intended to serve as a binding site 
plan, but rather provides overall guidance regarding future 
configurations of open space, public facilities, streets, taxiways 
and lots within the overlay district . 

A. Conceptual '1asL.er Plan submittal requirements. 

1. A narrative detailing how the CMP complies with 
applicable approval criteria. 

2. Scaled drawings illustrating the following elements for 
the deve l opment site and the surround i ng area: 

a. The location and rights-of-way for existing and 
planned streets, which shall p~ovide access to all 
existing and proposed parcels, consistent with the 
Transportation System Plan; 

b. The general location and size of existing and 
planned sanitary sewer, storm water and water 
facilities, at adequate levels to serve existing and 
proposed development, 

c. The location and area of floodplain, riparian, 
wetlands, and slope hazard areas; 

d. Pedestrian and bicycle facilities and connections 
consistent with the TSP; 

e. Configurations of existing and proposed open space, 
lots, structures, and taxiways; an~ 

f Zani 0 esio!'at .G"1S a .• -. r-,- •erl.::i.' 7 on"' bound~1 .es 
AB . Conceptual Master Plan approval criteria. The applicant 

for CMP approval fftti-C_-~hall demonstrate that the proposed 
CMP is consistent with the following criteria : 

1. The CMP shall address the requirements of ~ection 
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17.74 080(C) and (01 subsections (B) throJgh (D) and 
shall demonstrate how the proposed site and other sites 
within the same Airport Employment Overlay District can 
be efficiently developed for the in~aee. uoes 
eonsiotenc +ith the Scappoooe EGA . 

2. The CMP shall encourage the safe and efficient 
operation of the Scappoose Airpark consistent with the 
Scappoose Industrial Airpark Master Plan and the AO 
Public Use Airport Safety and Compatibility Overlay 
Zone, Chapter 17.88. 

3. The CMP shall facilitate safe and efficient access to 
Public Land shown designated on the Scappoose 
Comprehensive Plan map or on any adopted park and 
recreational plan. 

4. The CMP shall provide for an efficient, multi-modal 
transportation system consistent with the Scappoose 
Transportation System Plan, any applicable 
transportation impact studies, and any applicable 
circulation plans approved with previous land 
divisions . 

5. The CMP shall ensure pro ision of Taxi way taxiwa1 
access shall be provided to the majority of sites 
within each of the Airport Overlay Zones. 

6. The CMP shall showa how sanitary sewer, water and storm 
drainage facilities can be provided efficiently to the 
area proposed for anne1ta tion or zone ~develcpmeut 
and remaining land within the same Employment Overlay 
District. 

BC . Site size for AIP and ABP overlay zones. The minimum 
site size for an industrial park development in the AIP 
overlay zone or for a business park in the ABP overlay 
zone is ±-B-5 acres. 

BD . Site size for EAE overlay zone . The conceptual master 
plan must shall show how two large (approximately 50-acre) 
and two medium (approximately 20- to 30-acre) developable 
sites will be retained in conformance with industrial and 
campus site needs stated in Figure 33 of the Scappoose 
EOA : Employment Land Demand by Site Size for Scappoose 
(2030). Development sites my be larqe· tha1 trese m~~irum 
aieas 'smaller lots may be combined into larger lots with 
no maximum size). 

B.§_ . · Modifications to A:ft-a11 approved CMP 111ay be f!!odified 
through any of the follo· ing prenrsses shal l b 0 p1ocessed 
i1 accordance with Chapter '7 162 . so long as t!he 
criteria in Section 17 . 74.0BO IA) throligh (C) shall 
continue to apply be ffiec . 
~e Land Bivision process set forth in Chapters 17 . 150 and 
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17.1523, 
2 . the 6one Change process set forth in Chapter 17 . 22, 
3 . the Anne:>cation process set forth in Chapter 17 .136, 
4 . the Site Development Review process set forth in Chapter 

17.120 , or 
5. the Conditional Use process set forth in Chapter 17.130. 

17.74 . 090 Dimensional requirements and development standards. 
The dimensional requirements and development standards within the 
Airport Employment Overlay Zones shall be in accordance with the 
standards for the PUA zone as specified in Section 17 . 69 . 070. 

17.74 . 100 Environmental performance standards. The 
Environmental Performance Standards of Chapter 17 .90 shall apply 
to all development in the Airport Employment Overlay Zones. 
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Figure 17 . 74 . 1 : Airport Employment Overlay ZonesPotcntial 
Future Zrn~ Map_ e Ptj9R f--.. Jea- uf Airport EmplO}''fRCRt 
Overlay Bones Pc Section 17. 74 . 030, the precise location of 
£-efil:ng district boundaries will be determined at the time of the 
eone change l:·equeot The AE overlay zones only apply with.in city 
limits . Those areas illustrated in the map but outside city limits 
are regulated by Columbia County . 

{DELETE THE FOLLOWING MAP AND REPLACE IT WITH 
THE ONE ON THE FOLLOWING PAGE} 
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Overlay Zones apply within City Limits. Properly in Columbia County is not 
subject to the Overlay Zones. 

-- Streets 

D Taxlots 

Airport Employment 
Comprehensive Plan designation 

A irport Employment Overlay Zones 

EQQj Airport Business Pa rk (ABP) 

D Airport Industria l Pa rk (AIP) 

0 East Airpo rt Employment (EAE) I I I 
Scappoose GIS 

c:::J Urban Growth Boundary 
0 500 1.000 Feel 
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Table 17 . 74 . 1 : Airport Industrial Park (AIP), Airport Business 
Park (ABP) and East Airport Employment (EAE) Use Categories 
P Permitted (subject to Chapter 17. ~120 ) 

A Accessory to primary permitted use 
L Limited (special restrictions apply, see footnotes) 
C Conditional Use (subject to Chapter 17.130 ) 
X Prohibited 
Use Category Operating Characteristics AIP ABP EAE 
Educational 
Services -
Commercial 
and Public 

Community 
Services 

Office 

Commercial educational service uses 
are characterized by activities 
conducted in an off i ce setting and 
generally focusing on serving 
students with supplemental education, 
enrichment, and/or tutoring. Public 
education service includes colleges 
and other institutions of higher 
learning that offer courses of 
general or specialized study leading 
to a degree. 
Colleges tend to be in campus-like 
settings or on multiple blocks, 
though they may be contained in a 
single building. 

Community Services are uses of a 
public, nonprofit, or charitable 
nature generally providing a local 
service to people of the community . 
Generally, they provide the service 
on the site or have employees at the 
site on a regular basis, or provide a 
central location for service delivery . 
The service is ongoing, not just for 
special events. The use may also 
provide special counseling, 
education, or training of a public, 
nonorofit or charitable nature. 
Off ice uses are characterized by 
activities conducted in an office 
setting and generally focusing on 
business, government, professional, 
medical, or financial services. 
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Commercial 
Retail 

'I ... .. n"' ..:h ..... :ict ... :1:: • .; cs 
Sales-oriented : Stores selling, 
leasing, or renting the following 
items, provided that yards shall not 
be used for the storage or display of 
used building materials or any scrap 
or salvage; consumer, home, and 
business goods including art, art 
supplies, bicycles, clothing , dry 
goods, electronic equipment, fabric, 
furniture, garden supplies, gifts, 
groceries, hardware, home 
improvements, household products, 
jewelry, pets, pet food, 
pharmaceuticals, plants, printed 
material, stationery, and videos; and 
food sales. 

.M.IP ABP EAE 

A A 

~Note : In the ABP overlay zone, commercial retail uses of 5,000 
square feet or less of floor area are permitted; commercial retail 
uses between 5,000 and 20,000 square of floor area may be permitted 
through the conditional use process; and commercial retail uses of 
greater than 20 , 000 square feet of floor area are prohibited. 
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Use category 
Commercial 
Personal 
Service 

Operating Characteristics 
Branch banks; laundromats; 
photographic studios; photocopy and 
blueprint services; hair, tanning, 
and personal care services; tax 
preparers, accountants, real estate, 
legal, financial services; business, 
martial arts, and other trade 
schools; dance or music classes; 
taxidermists; mortuaries; 
veterinarians; kennels limited to 
boarding, with no breeding; and 
animal grooming. 

Medical & Dental Medical offices; dental offices; 
Services 

Commercial 
Entertainment 

Commercial Food 
Services 

Commercial 
Repair & 
Service 

Self Service 
Storage 

urgent medical care; and medical 
centers including facilities 
providing medical or surgical care 
to patients and offering overnight 
care. Medical centers tend to be on 
multiple blocks or in campus 
settings. 

Indoor or outdoor continuous 
entertainment activities such as 
bowling alleys, ice rinks, and game 
arcades; pool halls; theaters, 
health clubs, gyms, membership 
clubs, and lodges; hotels, and 
motels. 

Restaurants, cafes, cafeterias, 
delicatessens, taverns, and bars. 

Repair of TVs, bicycles, clocks, 
watches, shoes, guns, appliances and 
office equipment; photo or laundry 
drop off; quick printing; tailor; 
locksmith; and upholsterer. 
Self-Service Storage uses provide 
separate storage areas for individual 
or business uses. The storage areas 
are designed to allow private access 
by the tenant for storing personal 
property. 
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Jse -ategC1r, Opei 1ting Cliaracter:L ti~ 
Vehicle Repair Firms servicing passenger vehicles, 

light and medium trucks and other 
consumer motor vehicles such as 
motorcycles, boats and recreational 
vehicles. 

Automobi le Automobile rental agencies. 
Rental 

Light Light Industrial Service firms are 
Industrial engaged in the repair or servicing of 
Service light industrial, business or consumer 

machinery, equipment, products or by-
products . Firms that service consumer 
goods do so by mainly providing 
centralized services for separate 
retail outlets. 
Contractors and building maintenance 
services and similar uses perform 
services off-site. Few customers, 
especially the general public, come 
to the site . 

~4 e eH: 'l±fft I fH3:tts t: r ia ± Sef:'¥:i:ee E irffls a:i?e en~a~ea 
Induotria± ifl tae repair er seR•ieing of: medium 
Senriee iflaustria±, BUS:i:flCSS or eensumer 

maehinery, eEftti~meAt, t=H:'eauet:s or 
ey f)roeuets. Fer,~ eustemers, 
esf)eeia±±"f the genera± pul3He, eome 
te the site . 
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Use Category Operat ing Characteristics 
Light Manufacturing and Product i on firms 
Manufacturing are invol ved in the manufactur i ng, 
and processing, fabrication, packagi ng, 
Production or assembl y of goods . Natural , man-

made, raw, secondary , or partially 
comp l eted materials may be used . 
Products may be f inished or semi -
finished and are general l y made f o r 
the wholesale market, f or transfe r 
to other p l ants, or to order for 
f i rms or consumers . Goods a re 
generally not disp l ayed or sold on 
site, but if so, they are a 
subordinate part of sa l es. 
Relatively few customers come to the 
manufacturing si t e . 

~qeeH:tiffi ~4aatifaet:tiriBg atit:i P:reat:iet:=i:ea fiDRS 

P4anufaet:uriag are iA¥e±•o<ea in t:fie meeitiffi 
aH6- mr:uH:i:f:aet:~u=ing, f:H:=eeessing, er 
Produet:ion falH=ieation of geoas. Hat\:H:'a±, man 

maae, raw, seeeHeiary, O'f' pai::t:ia±l;• 
eef11!3±etea mat:el:'ia±s may l:le t1see1 . 
Pl:'eetiet:s may ee €inisA:ee er semi 
HaisA:ea aaa are geaerally ff.aee f'er 
tl=ie •n"fie±esa±e marl~et, fel:' E:rafisfer 
t:e etfier J?±ant:s, OE tO era er fer 
firms er eeest.±me~-s. Ge eels are 
geaeraHy flOt eH:sf3layea er se±d Ofi 
sHe, l:lut: if 99, t:A:e"!' a:i:=e a 
stfeereiHate f3a:i:=!:: ef sa±es. 
Relat:ive±y few eust:emers come to 

,___ - ~- -'- ·-- _.,! .&.... -- - ._, -----· 
Warehouse & Warehouse and Distribution involves 
Distribution the storage or movement of goods 

for t hemselves or other f i rms. 
Goods are general l y de l ivered to 
o t her fi rms or the fi na l consumer, 
except f or some will - call p i ckups . 
There i s litt l e on-s i te sal es 
activity with t he customer present . 
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Use Categor I 'IJ"lbratina Cha~ncteri£ti~ 
Wholesale Sales Wholesale Sales firms are involved 

in the sale, lease, or rent of 
products primarily intended for 
industrial, institutional, or 
commercial businesses . The uses 
emphasize on-site sales or order 
taking and of ten include display 
areas. Businesses may or may not be 
open to the general public, but 
sales to the general public are 
limited as a result of the way in 
which the firm operates. Products 
may be picked up on site or 
delivered to the customer. 
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In the text below, language to be omitted is strikethrough, and proposed 
language additions are underlined. 

Chapter 17.162 

PROCEDURES FOR DECISION MAKING--QUASI-JUDICIAL 

17.162.090 Approval authority responsibilities. 

c. The planning commission shall conduct a public hearing in the 
manner prescribed by this chapter and shall have the authority to 
approve, approve with conditions, approve with modifications or deny 
the following development applications: 

1. Recommendations for applicable comprehensive plan and zoning 
district designations to city council for lands annexed to the city; 

2. A quasi-judicial comprehensive plan map amendment except the 
planning commission's function shall be limited to a recommendation to 
the council. The commission may transmit its recommendation in any 
form and a final order need not be formally adopted; 

3. A quasi-judicial zoning map amendment shall be decided in the same 
manner as a quasi-judicial plan amendment and is subject to 
17.160.120(C); 

4. Conditional use pursuant to Chapter 17.130; 

5. Major variance pursuant to Chapter 17.134; 

6. Sensitive land permits and variances pursuant to Chapter 17.84, 
Chapter 17.85, and Chapter 17.86 for applications requiring planning 

commission action; 

7. Type II home occupation pursuant to Chapter 17.142; 

8. Historic overlay district exterior alteration and new construction 

applications pursuant to Chapter 17.82; 

9. Public land tree removal associated with timber harvesting and 

clearing from designated public recreation areas; 

10. Authorization of Similar Use pursuant to Chapter 17.43; 

11. Fence or fence/berm combination greater than eight feet in height; 
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12 . Conceptual master plan or modification of conceptual master plan 
pursuant to Chapter 17 . 74 ; 

-l-al3 . Appeal of a decision made by the planner; and 

±3-14 . Any other matter not specifically assigned to the planner, or 
the city council under this title. 
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Exhibit B 

In the text below, language to be omitted is strikethrough:, and proposed 
language additions are underlined. 

Preface 

AIRPORT EMPLOYMENT (AE) DESIGNATION 
FINDINGS, GOALS, POLICIES AND IMPLEMENTATION 

The Airport Employment (AE) plan designation encourages airport related and 
compatible employment near the Scappoose Industrial Airpark. The AE plan designation 
is implemented by the Public Use Airport zone and three overlay zones that implement 
specific provisions of the Scappoose Comprehensive Plan and 2011 Economic 
Opportunities Analysis (EOA). Prior to development within any overlay district, a 
conceptual master land use, street, taxiway and utility concept plan shall be approved by 
the City to guide future development within the district. The concept plan shall indicate 
where and how large parcels will be retained for targeted employment uses over time. 

The AE plan designation identifies locations for future employment types targeted in 
the Scappoose EOA that complement or capitalize on airport accessibility or operations. 
The AE designation protects sites for their intended employment activities while 
encouraging and supporting the Scappoose Industrial Airpark's continued operation and 
vitality. 

Airport-related and -compatible employment uses are permitted outright by zoning 
within the AE designation - thus encouraging targeted employment types to locate near 
the airport where they can be served by planned taxiways where feasible. The AE 
designation specifically encourages educational facilities, such as Portland Community 
College, that offer airport-related coursework and training. The AE designation also 
encourages mixed use employment opportunities in a business park setting in specified 
locations. 

Significant Findings Regarding the Airport Employment (AE) 
Land Use Designation 

1) The Scappoose Industrial Airpark is located within the city limits of Scappoose, 
northeast of downtown. The AE designation is applied to lands within the urban 
growth boundary located on the east, south, and west sides of the existing airport 
runway. This chapter addresses only the Airport Employment designation that 
applies to land adjacent to the airport. 
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2} As noted in the Scappoose EOA, the Scappoose Industrial Airpark and suitable 
nearby employment sites provide substantial economic benefits to the City. The City 
and County support the continued operation and vitality of the airport and adjacent 
employment lands. 

3} Access to the AE designation is provided by Crown Zellerbach Road to the 
south, West Lane Road to the west, a planned north-south connector to the east, 
and Moore and Honeyman Roads to the north. The north-south connector road 
separates land within the urban growth boundary from adjacent rural areas. This ring 
road provides a critical north-south alternative and is essential to the functionality of 
development within the AE designation for land east of the runway. 

4} The Scappoose Industrial Airpark is owned, operated, and maintained by the 
Port of St. Helens, the airport sponsor. Although the Port owns some land within the 
AE, most of the property is privately owned. 

5} Per the 2007 State Aviation System Plan , the Scappoose Industrial Ai rpark is a 
Category ~!Lairport and is the second busiest airport without an air traffic control 
tower in the State of Oregon . A Category ~!Lairport is defined as a business or high 
activity general aviation airport with over 30,000 operations per year and at least 500 
turbine aircraft operations. In 2007, the Scappoose Industrial Airpark had over 
80,000 operations. The 2015 Scappoose Industrial Airpark Master Plan Update 
estimated 60.000 annual operations. 

6} The airport is one of three airports with a runway over 5,000 feet in length within 
a 30 nautical mile radius of the Portland International Airport. The airport currently 
has one runway, 5,100 feet by 100 feet, and one main parallel taxiway on each side 
of the runway. Future plans call for extension of the airport runway to the south to 
accommodate future operations more efficiently. 

7} The airport is considered a major airport in the Portland metropolitan area and 
offers a distinct regional economic development advantage. The AE designation 
capitalizes on this comparative advantage and provides the opportunity for 
Scappoose to substantially increase job opportunities and improve the jobs-to­
housing balance. 

8) The primary fixed base operator (FBO) at the airport is Transwestern Aviation. 
Other airport businesses located in the AE designation include Sherpa Aircraft 
Manufacturing, Sport Copter, Inc., Oregon Aero, Composites Universal Group, 
Evergreen Aviation Services and Restorations, Overall Aviation Services and the 
Northwest Antique Airplane Club. 

9) Utilities serving the airport area include Columbia River PUD (electricity}, City of 
Scappoose (water, west side of the airport}, and Centurylink~ (te lephone). With 
the exception of new construction on the west side of the airport, which is served by 
public sewer, buildings have on-site septic systems. 
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10) The Scappoose Rural Fire Protection District provides rescue and fire fighting 
services for the airport. 

Goals for the Airport Employment (AE) Land Use Designation 

It is the goal of the City of Scappoose to: 

1) Support and promote the continued safe operation of the Scappoose Industrial 
Airpark and the economic vitality of the AE designation by providing suitable sites for 
targeted employment opportunities identified in the Scappoose EOA. 

2) Provide a location for airport-related and -compatible employment activities in a 
master-planned setting with good highway, arterial road and airport access - in an area 
where their environmental effects will have a minimal impact upon the community. 

3) Utilize the AE as an attractor for employment opportunities identified in the 
Scappoose EOA that are dependent upon, compatible with, or benefit from aircraft 
access, air transportation, and the existing cluster of aviation-related businesses located 
near the airport. 

4) Take advantage of the transportation options provided by the Scappoose Industrial 
Airpark by allowing airport-related and compatible employment uses called for in the 
Scappoose EOA, including industrial, office and service commercial, and supportive 
lodging and restaurant employment. 

Policies for the Airport Employment (AE) Land Use Designation 

It is the policy of the City of Scappoose to: 

1) Locate light industrial, office and service commercial, and airport-related employment 
areas that have a convenient relationship to the community's vehicular and aircraft 
transportation systems. 

2) Screen or set back the boundaries of airport related development areas from 
abutting existing residential uses. 

3) Apply the AE designation to areas east, south, and west of the airport runway. 

4) Protect the stability and functional aspects of airport-related uses by prohibiting 
incompatible uses that create safety hazards or otherwise interfere with customary and 
usual aviation-related activities as defined by the Development Code. 
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5) Encourage airport-related educational opportunities. 

6) Work with the Port of St. Helens and private property owners to maintain the 
continuing viability of the Scappoose Industrial Airpark and the AE. 

7) Encourage mixed office and service commercial uses, and supporting lodging and 
restaurant opportunities in a master planned setting in designated Business Park areas. 

8) Protect large industrial sites for their intended use as called for in the Scappoose 
EOA. 

9) Provide taxiway access to employment sites wherever feasible - especially in 
designated Industrial Airpark areas. 

Implementation of the Airport Employment (AE) Plan 
Designation 

1) The AE plan designation within the UGB is implemented by the Public Use Airport 
(PUA) zone, in conjunction with three overlay zones codified in the Development Code. 
The PUA zone restricts employment uses to ensure operational compatibility with the 
airport. The PUA zone allows airport-related and industrial uses outright and supporting 
commercial uses through the conditional use process. 

2) Uses and activities allowed within the AE designation must comply with the Public 
Use Airport Safety and Compatibility Overlay (Chapter 17.88 of the Scappoose 
Development Code). 

3) Outside City Limits, County rural residential and farm zones will apply on an interim 
basis to retain land in large parcels until the land is (a) annexed and (b) rezoned in 
accordance with these polices. 

4) More specific zones are needed to implement the policy direction resulting from the 
Scappoose EOA. Rezoning to more intensive employment uses must be preceded by a 
transportation impact analysis, coordinated and approved by the Oregon Department of 
Transportation (ODOT), to demonstrate compliance with the Transportation Planning 
Rule. 

5) The East Airport Employment (EAE) overlay zone will be applied to large parcels 
east of the airport runway to ensure airport operational compatibility and to retain large 
industrial and institutional sites identified in the Scappoose EOA. Master planning 
requirements ensure that that land is developed efficiently and that the provision of 
transportation and utility facilities occurs consistent with adopted plans. 

6) The Airport Business Park (ABP) overlay zone will be applied to selected parcels 
west of the runway and served by West Lane Road. The Business Park overlay zone 
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allows a mix of targeted light industrial, commercial service and office, and supporting 
lodging and restaurant uses targeted in the Scappoose EOA. Master planning 
requirements ensure that that land is developed efficiently and that the provision of 
transportation and utility faci lities occurs consistent with adopted plans. 

7) The Airport Industrial Park (AIP) overlay zone allows industrial uses targeted in the 
Scappoose EOA. However, taxiway access to individual parcels is required for 
development in this zone to occur. 

8) The Airport Employment Overlay ZonesPetential Future Zoning Map in the 
Development Code shows the genoFal location of each of these specific zones or 
overlay zones. 11owoveF, minor ohangos in tho proposed oonoeptual eoundaries of those 
overlay zones may ooour at the time of rezoning, provided that tho minimum numeor of 
suitaelo aoros identified in the EOA is retained for oaoh general employment category. 
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