. ORDINANCE NO. 799
AN ORDINANCE RELATING TO PLANNING AND ZONING; AMENDING THE
SCAPPOOSE COMPREHENSIVE PLAN TO ADD “AIRPORT LAND USE GOALS AND
POLICIES” AND AMENDING THE SCAPPOOSE MUNICIPAL CODE TO ADD A NEW
CHAPTER 17.73 REGARDING “AR AIRPORT RELATED USES.”

WHEREAS, an application was filed by Sierra Pacific Communities, LL.C to amend the
Comprehensive Plan to add an “Airport™ designation and to amend the Development Code to add
an “Airport Related” zoning designation, both of which could be applied to areas near the
Scappoose Industrial Airpark, and

WHEREAS, the Planning Commission held a hearing on the application on November 8,
2007 and the City Council held hearings on the application on January 22, 2008 and May 19,
2008; now therefore,

THE CITY OF SCAPPOOSE ORDAINS AS FOLLOWS:

Section 1. The application referenced in the above recitals is approved.

Section 2. The listing of Land Use Goals and Policies within the Scappoose Comprehensive Plan
is hereby amended to read as follows: (Underlined language is added, stricken language is
deleted)

“LAND-USE GOALS AND POLICIES

1) GENERAL GOALS FOR LAND USES

2) URBAN GROWTH BOUNDARY

3) GENERAL RESIDENTIAL

4) SUBURBAN RESIDENTIAL

5) MANUFACTURED HOME RESIDENTIAL
6) COMMERCIAL
7) INDUSTRIAL

8) AIRPORT LAND USE GOALS AND POLICIES

9)  PUBLIC AND SEMI-PUBLIC LANDS
910) HAZARD AREAS
10 11) OPEN SPACE-DESIGN REVIEW LANDS”

Section 3. The Land Use Goals and Policies section of the Scappoose Comprehensive Plan is
hereby amended by adding the text contained in Exhibit A, attached hereto and hereby
incorporated by reference.
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~Section 4. The Scappoose Municipal Code is hereby amended by adding a new chapter 17.73,
AR AIRPORT RELATED. The text of the new chapter is attached hereto as Exhibit B and
hereby incorporated by reference.

Section 5. The City Council adopts the Findings of Fact attached hereto as Exhibit C in support
of the amendments adopted herein. A

Passed and adopted by the City Council this 23" day of June, 2008, and signed by the
Mayor and City Recorder in authentication of its passage.

CITY OF SCAPPOOSE, OREGON

Scott Burge, Mayg

First reading May 19, 2008
Second reading June 23, 2008

Jupe izt

——Susan Pentecost Clty Recorder
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EXHIBIT A

AIRPORT LAND USE GOALS AND POLICIES

Preface

The Airport designation covers airport related development. The Land Use and
Development Code will specify whether the land can be used for airport-related light
industrial activities or airport residential development.

The Airport designation will aid in the economic development of the Scappoose
Industrial Airpark by identifying locations for future airport related development that can
support and take advantage of airport operations. This designation broadens the range
of economic development opportunities allowed near the Airpark while encouraging and
supporting the Airpark’s continued operation and vitality.

Airport related light industrial uses are permitted outright within the Airport
designation thus encouraging airport related industry to locate near the airport. In
addition to allowing airport related light industrial uses, this designation will allow airport
residential development as a conditional use in the Airport Related Zone, as specified in
the Development Code. Airport residential development provides economic development
opportunities by attracting airport related business owners and by increasing the size of
the local fleet, which in turn increases opportunities for aircraft maintenance and repair
businesses. Airport residential development would also provide a steady base of
financial support for the airport through access fees. Residential development at the
Scappoose Industrial Airpark would require exploration of siting options and would occur
only on private land in the vicinity of the Airpark, thus requiring cooperation between the
private sector and the airport sponsor.

Significant Findings of the Plan with Reqgards to the Airport Land Use Designation

1) The Scappoose Industrial Airpark is located within the city limits of Scappoose
along Honeyman Road, northeast of downtown Scappoose. Access to the airport is
provided by Crown Zellerbach Road and West Lane Road.

2) The airport is owned, operated, and maintained by the Port of St. Helens, the
airport sponsor.

3) Per the State Aviation System Plan, the Scappoose Industrial Airpark is a
Category 2 airport and is the second busiest airport without an air traffic control tower
in the State of Oregon. A Category 2 airport 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.
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4) 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 has one
runway, 5,100 feet by 100 feet, and one main parallel taxiway on each side of the
runway.

5) The airport is considered a major airport in the Portland metropolitan area.

6) The primary fixed base operator (FBO) at the airport is Transwestern Aviation.
Other airport businesses 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.

7) Utilities serving the airport include Columbia River PUD (electricity), City of
Scappoose (water, west side of the airport), and Century Tel (telephone). 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.

8) The Scappoose Rurai Fire Protection District provides rescue and fire fighting
services for the airport.

9) The Scappoose Industrial Airpark is a valuable resource and provides economic
benefits to the City. The City supports the continued operation and vitality of the
airport. ’ .

10) This chapter addresses only the Scappoose Industrial Airpark and land adjacent
to the airport. '

Goals for the Airport (A) Land Use Designation
It is the goal of the City of Scappoose to:

1) Support and promote the continued safe operation and economic vitality of the
Scappoose Industrial Airpark.

2) Provide a location for airport-related light industrial activities in an industrial business
park setting where there is good highway and airport access and where their
-environmental effects will have a minimal impact upon the community.

3) Utilize the Scappoose Industrial Airpark as an attractor for aviation-related industries.
that are dependent upon or compatible with and benefit from aircraft-and air ,
transportation and interact strongly with the cluster of aviation-related businesses also
located near the airport. s L :
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4) Take advantage of the transportation options provided by the Scappoose Industrial
Airpark by allowing airport-related land uses, including industrial, commercial, and
residential.

Policies for the Airport (A) Land Use Designation

It is the policy of the City of Scappoose to:

1) Locate light industrial and airport related development areas so they have a
convenient relationship to the community’s transportation system; this includes vehicular
and aircraft transportation systems.

2) Screen or set back the boundaries of airport related development areas from
abutting existing residential uses outside the Airport land use designation; within the
Airport land use designation, screen or set back airport residential uses from airport
related light industrial uses.

3) Apply this designation to areas near the airport.
4) Protect the stability and functional aspects of airport related uses by prdhibiting
incompatible uses that create safety hazards or otherwise interfere with customary and

usual aviation-related activities (as defined by the Development Code).

5) Restrict airport residential development to subdivisions or partitions in accordance
with the Airport Related Zone in the Development Code.

6) Work with the Port of St. Helens to main{ain the continuing viability of the Scappoose
Industrial Airpark.
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EXHIBIT B

Chapter 17.73
AR AIRPORT RELATED

Sections:

17.73.010 Purpose.

17.73.020 Conformance with Public Use Airport Safety and Compatibility
Overlay Zone.

17.73.030 Definitions.

17.73.040 Permitted uses.

17.73.050 Conditional uses.

17.73.060 Uses Permitted Subject to the Acceptance of the Airport Sponsor.

17.73.070 Notices and Restrictions for Development Within the Airport Related
Zone,

17.73.080 Lot standards.

17.73.090 Setbacks.

17.73.100 Building Height.

17.73.110 Landscaping Requirements.

17.73.120 Circulation.

17.73.130 Parking.

17.73.010 Purpose. The purpose of the Airport Related (AR) zone is to support and
promote the Scappoose Industrial Airpark in its operation and future development by
protecting it from incompatible uses and encouraging economic development of the City
by allowing airport-related industrial and airport residential development.

The Airport Related (AR) zone is intended to:

1. Provide locations for development activities dependent upon aircraft or air
transportation when such activities require or are aided by a location within or
immediately adjacent to an airport providing primary flight operations and passenger or
cargo service facilities.

2. Provide locations for development activities that are compatible with and benefit
from air transportation, including those businesses that experience improved
performance and have an interdependent relationship with the aviation-related
businesses located near the airport.

3. Take advantage of the transportation options provided by the Scappoose
Industrial Airpark by allowing airport-related industrial and airport residential
development that has a connection to the airport through permitted access.

17.73.020 Conformance with Public Use Airport Safety and Compatibility Overlay
Zone. All uses, activities, facilities and structures allowed in the Airport Related (AR)
Zone 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 this zone and those of the Public Use Airport Safety and Compatibility
Overlay (AQ) Zone, the requirements of the overlay shall control.
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17.73.030 Definitions. Unless the context specifically indicates otherwise, the
meaning of terms used in this chapter shall be as follows:

A. “Aircraft” includes airplanes and helicopters, but not hot air balloons or ultralights.

B. “Airport residential development” is a residential development in the vicinity of the
Scappoose Industrial Airpark requiring a conditional use permit that has a through-the-
fence agreement with the airport sponsor to facilitate runway access for residents of the
development.

C. “Airport sponsor” is the owner, manager, person, or entity designated to
represent the interests of an airport. For the Scappoose Industrial Airpark, the airport
sponsor is the Port of St. Helens.

D. “Avigation easement” is a property right acquired from a land owner that grants
the right-of-flight; the right to cause noise and vibrations, related to lawful aircraft
operations; the right to restrict or prohibit certain lights and electromagnetic signals; and
the right to unobstructed airspace over the property above the specified height.

E. “Clear area” is a land area required to be clear of obstructions per Federal
Aviation Administration regulations for airports and airspace.

F. “Combination garage” is a garage for the parking and storage of automobiles and
aircraft for commercial, industrial, or residential uses.

G. "Development activities dependent upon aircraft or air transportation” include
businesses that utilize aircraft as key functions of their business activities or the regular
use of general aviation aircraft by the businesses or their clients.

H. “Disclosure statement” is a statement, recorded in the County records by the
property owner, acknowledging that the property is located in close proximity to the
airport and signifying the owner’s awareness of the associated noise levels, vibrations,
fumes, dust, fuel, fuel particles, and other effects that may be caused by aircraft
operations on or near the airport or may be caused by any other land uses authorized by
the City and allowed within this zone.

I. “FAA” is the Federal Aviation Administration.

J. “General aviation” is any flight that is not military, does not fly on a regular
schedule, and is not classified as a commuter or regional air carrier.

K. “Hangar” is a building for the storage and maintenance of aircraft.

L. “Jointly owned hangars” are private buildings for the storage and maintenance of
aircraft located on a separate parcel or lot from the residential dwelling it serves.

M. “Object free area” is an area on the ground centered on a runway or taxiway
centerline provided to enharice the safety of aircraft operations by having the area free
of objects, except for objects that are permitted in the Object Free Area for air navigation
or aircraft ground maneuvering purposes per FAA Advisory Circular 150/5300-13.

N. “Runway’ is a defined rectangular surface on an airport prepared or suitable for
the landing and takeoff of aircraft.

O. “Residential aircraft hangar” is an accessory building less than two thousand
(2,000) square feet and twenty feet in height, constructed on a one- or two-family
residential property where aircraft are stored. Such use will be considered as a
residential accessory use incidental to the dwelling, consistent with Oregon Structural
Specialty Code, Section 412.3. Any hangar on a residential ot that does not meet the
definition of “residential aircraft hangar” shall comply with other applicable building code
provisions. »
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P. “Safety areas” are defined surfaces surrounding the runway prepared or suitable
for reducing the risk of damage to airplanes in the event of an undershoot, overshoot, or
excursion from the runway. -

Q. “Taxiway” is a paved path established for the taxiing of aircraft from one location
to another location. '

R. “Through the fence” is access to an airport’'s public landing area by aircraft based
on land adjacent to, but not part of, the airport public property requiring a permit from the
airport sponsor. S o

S. “Tie-down” is a paved or grass area intended for parking aircraft.

T. “Vehicular garage” is a garage for the parking and storage of automobiles but not
aircraft.

17.73.040 Permitted uses. Uses shall be developed and located in a manner
consistent with the most recent federally approved airport layout plan, the 2004
Scappoose Industrial Airpark Airport Master Plan (as amended August 9, 2006). Only
the following uses, their accessory uses, and activities are permitted in the Airport
Related (AR) Zone:

A. Customary and usual aviation-related activities, including but not limited to
takeoffs and landings; aircraft hangars and tie-downs; construction and maintenance of
airport facilities; fixed based operator facilities; a residence for an airport caretaker or
security officer; and other activities incidental to the normal operation of an airport.
Except as provided in this chapter, "customary and usual aviation-related activities" do
not include residential, commercial, industrial, manufacturing and other uses;

B. Air passenger and air freight services and facilities, at levels consistent with the
classification and needs identified in the Oregon Department of Aviation Airport System
Plan;

C. Emergency medical flight services, including activities, aircraft, accessory
structures, and other facilities necessary to support emergency transportation for
medical purposes. Emergency medical flight services do not include hospitals, medical
offices, medical labs, medical equipment sales, and other similar uses;

D. Law enforcement and firefighting activities, including aircraft and ground-based
activities, facilities and accessory structures necessary to support federal, state or local
law enforcement or land management agencies engaged in law enforcement or
firefighting activities. Law enforcement and firefighting activities include transport of
personnel, aerial observation, and transport of equipment, water, fire retardant and
supplies;

E. Search and rescue operations, including aircraft and ground-based activities that
promote the orderly and efficient conduct of search or rescue related activities;

F. Manufacturing, assembly, processing, packaging, testing, treatment, repair, or
distribution of aircraft or aircraft related components or products for sale to the public;

G. A business that relies on the use of a general aviation aircraft for its business
activities including the transport of goods, services, employees, or clients;

H. Aerial surveying, mapping, and photography;

I.  Flight instruction, including activities, facilities, and accessory structures located
at airport sites that provide education and training directly related to aeronautical
activities. Flight instruction includes ground training and aeronautic skills training, but
does not include schools for flight attendants, ticket agents, or similar personnel;
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J. Aircraft rental, including activities, facilities and accessory structures that support
the provision of aircraft for rent or lease to the public;

K. Aircraft sales and the sale of aeronautic equipment and supplies including
activities, facilities, and accessory structures for the storage, display, demonstration, and
sales of aircraft and aeronautic equipment and supplies to the public but not including
activities, facilities, or structures for the manufacturing of aircraft or aircraft-related
products for sale to the public;

L. Aircraft service, maintenance, and training including activities, facilities, and
accessory structures provided to teach aircraft service and maintenance skills and to
maintain, service, refuel or repair aircraft or aircraft components. “Aircraft service,
maintenance and training” includes the construction and assembly of aircraft and aircraft
components for personal use, but does not include activities, structures, or facilities for
the manufacturing of aircraft or aircraft-related products for sale to the public;

M. Tie-downs or hangars for the parking, storage, and maintenance of business or
personal aircraft;

N. Greenways and other open space, including but not limited to bicycle and
pedestrian paths and parks. Greenways and other open space shall be separated from
taxiways by natural or man-made barriers;

0. Home occupation (Type I) subject to Chapter 17.142, Home Occupations;

P. Other airport compatible light industrial uses.

17.73.050 Conditional uses. The following uses and their accessory uses may be
permitted when authorized by the Planning Commission in accordance with the
requirements of Chapter 17.130, Conditional Use, other relevant sections of this title,
and any conditions imposed by the Planning Commission. Notification of the airport
sponsor is required in accordance with Chapter 17.88, Public Use Airport Safety and
Compatibility Overlay. Uses in subsection (A) shall provide a letter from the Federal
Aviation Administration in support of the proposed project and a statement from a
qualified aviation expert demonstrating that the proposed residential development meets
the safety and security standards of the FAA and the airport sponsor upon submittal of
an application for a conditional use permit for the proposed residential development:

A. Airport residential development with a physical connection to the airport through
private taxiways within a residential subdivision or partition that has been approved
through the Conditional Use and Subdivision (Chapter 17.150) or Partition (Chapter
17.152) processes. Allowable dwelling types shall include single-family, detached
residential dwelling units; manufactured homes on individual lots; or, if the property is
subject to the Planned Development Overlay, alternative housing concepts (e.g. cluster
units, row houses, town homes) permitted under Section 17.81.030. Individual housing
units and their associated accessory buildings within the approved subdivision or
partition do not need Conditional Use Permits.

B. Home occupation (Type |l) subject to Chapter 17.142, Home Occupations and
based on written confirmation by the airport sponsor that the home occupation does not
hinder aviation related activities or uses.

C. Accessory Dwelling Units (ADU’s) subject to the provisions of Chapter 17.92,
Accessory Dwelling Units. _

D. All residential dwelling units located within the fifty-five Ldn airport noise contour
identified in the 2004 Scappoose Industrial Airpark Airport Master Plan (as amended
August 9, 2006) shall utilize Noise Level Reduction (NLR) construction methods that
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provide at least twenty-five Ldn NLR between interior dwelling space and exterior. Prior
to issuance of a building permit for such dwellings, a noise report prepared by a
professional engineer shall be submitted demonstrating conformance with these criteria.

17.73.060 Uses Permitted Subject to the Acceptance of the Airport Sponsor. The
following uses and activities and their associated facilities and accessory structures are
permitted in the AR zone upon demonstration of acceptance by the airport sponsor:

A. Aeronautic recreational and sporting activities, including activities, facilities and
accessory structures at airports that support recreational usage of aircraft and sporting
activities that require the use of aircraft or other devices used and intended for use in
flight. Aeronautic recreation and sporting activities authorized under this section include,
but are not limited to, fly-ins; glider flights; ultralight aircraft flights; displays of aircraft;
aeronautic flight skills contests; and gyrocopter flights, but do not include hot air
ballooning, flights carrying parachutists or parachute drops (including all forms of
skydiving);

B. Crop dusting activities, including activities, facilities and structures accessory to
crop dusting operations. Crop dusting activities include, but are not limited to, aerial
application of chemicals, seed, fertilizer, defoliant and other chemicals or products used
in a commercial agricultural, forestry or rangeland management setting;

C. Agricultural and forestry activities, including acfivities, facilities and accessory
structures that qualify as a "farm use" as defined in ORS 215.203 or "farming practice"
as defined in ORS 30.930.

17.73.070 Notices and Restrictions for Development Within the Airport Related
Zone.

A. Prior to recording a final piat or issuance of development permits, a “through the
fence” agreement shall be secured from the airport sponsor for uses in
subsection (A) of Section 17.73.050. o

B. Avigation Easement. In conjunction with the recording of a land division plat, the
owner shall dedicate an avigation easement to the airport sponsor and shall
provide a copy of the recorded easement to the City. The avigation easement
shall grant unobstructed flight in the airspace and prohibit any structures, growth,
or other obstructions from penetrating Federal Aviation Regulation (FAR) Part 77
surfaces and provide a right of entry to remove, mark, or light any structure of
any such obstruction at a cost to the property owner. The easement shall hold
the City, airport sponsor, Scappoose Industrial Airpark, and public harmless from
any damages caused by noise, vibrations, fumes, dust, fuel, fuel particles, or
other effects that may be caused by the operation of aircraft taking off, landing, or
operating on or near the airpark, not including the physical impact of aircraft or
parts thereof. : :

C. Disclosure Statement. In conjunction with the recording of a land division plat, the
owner shall record a Disclosure Statement (as defined in Section 17.73.030) in
the County records and shall provide a copy of the recorded Disclosure
Statement to the City.

D. Covenants, Conditions, and Restrictions (CC&Rs):

a. A residential subdivision or partition approved through the Conditional Use
process shall create a homeowners association and shall have associated
CC&Rs enforced by the board of directors of the homeowners association.
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items that the CC&Rs shall address include, but are not limited to, the
following:

i. Construction standards;

ii. Architectural guidelines;

iii. Landscaping requirements;

iv. Parking standards; and

v. Maintenance of common facilities, taxiways, and open space tracts

b. All CC&Rs shall be reviewed and approved by the City prior to final plat

approval. The applicant shall provide a copy of the CC&R'’s to the airport
sponsor for review and comment. :

E. Except as provided in subsection (F) below, at a minimum each residential lot
shall have a hangar or residential aircraft hangar on site to provide for the
storage and maintenance of at least one aircraft. An occupancy permit for a
dwelling shall not be issued until the occupancy permit for the adjacent or
attached hangar is issued.

F. Up to twenty-five percent of the dwelling units in a residential subdivision shall be
permitted to have hangars constructed in a location other than on the lot itself
provided the location is within the boundary of the subdivision or partition.
Hangars not located on individual residential lots shall be jointly owned with
dedicated rights to a specific lot within the subdivision. A deed restriction shall be
recorded with the final plat that includes language referencing which residential
lots are tied to the jointly owned hangar units and that these hangar units cannot
be sold or transferred separate from the sale or transfer of the corresponding
residential lot; these lots shall not be required to construct a hangar. The
residential lots without hangars shall have a similar deed restriction as the jointly
owned hangar units. The applicant shall provide a master list with the subdivision
application that references which lots would have hangars located on the lots and
which lots would have assigned hangars o ensure the twenty-five percent
threshold is not exceeded. An occupancy permit for a dwelling shall not be
issued until the occupancy permit for the dedicated hangar is issued.

G. Uses and structures shall conform to the land use compatibility requirements on
noise, outdoor lighting, glare, industrial emissions, communications facilities and
electrical interference, and limitations and restrictions on allowed uses in Section
17.88.070.

H. Taxiways shall not be located within fifty feet of an abutting existing residential
zone.

17.73.080 Lot standards. No lot shall have less than the following standards.
A. Lot area. ,

1. The minimum lot area shall be ten thousand, square feet. :

2. The minimum average lot area for a subdivision shall be one-half acre,
based on net site area. Net site area is the gross site area minus public rights-of-
way, public support facilities, sensitive lands where development is prohibited
under Title 17, and open space.

B. Lot dimensions and frontage. . ,

1. The minimum lot width shall be fifty feet, except the minimum lot width on

the arc of an approved full cul-de-sac shall be thirty feet.
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2. Each lot shall have frontage on a public street for a distance of at least
fifty feet or have vehicular access to a public street through an access easement
that is at least twenty-five feet wide. Flag lots shall provide a minimum of twenty-
five feet of frontage along a public right of way. No private streets or easements
shall be created to provide frontage or vehicular access, unless approved by the
City Engineer and Planning Commission.

3. Each lot including a hangar shall have frontage on a private taxiway for a
distance of eighty feet or have aircraft access to a private taxiway through an
easement that is at least eighty feet wide. A paved connection shall be provided
from the tie-down and hangar to the taxiway.

C. Lot coverage. The maximum lot coverage shall be eighty percent for all
structures and impervious areas.
D. Additional requirements shall include any applicable section of this title.

17.73.090 Setbacks. The minimum setback requirements for all development sites
are as follows:

A. The front yard setback shall be a minimum of twenty feet.

B. The front of vehicular garages or carports shall be located a minimum of twenty
feet from the property line where access occurs.

C. A tie-down may be located with no setbacks to side or rear property lines.

D. Combination garages shall be located a minimum of 20 feet from the front
property line.

E. Side yard setbacks shall total a minimum of fifteen feet with any street side
setback no less than ten feet. Internal iots shall have one side setback no less than ten
feet.

F. The rear yard setback shall be a minimum of twenty feet, except the minimum
rear yard setback for an accessory building shall be five feet.

G. If residential lots with hangers or lots with industrial uses abut an existing
residential zone, the minimum building setback is fifty feet on the side abutting or facing
the existing residential district. The Planning Commission may reduce this required yard
setback by fifty percent pursuant to Chapter 17.100, Landscaping, Screening and
Fencing.

H. In the interest of protecting and supporting airport light industrial uses, residential
lots closest to the perimeter of an approved airport residential development shall have a
minimum setback of twenty-five feet on the side facing the perimeter of the development.

I.  Where a utility easement is located adjacent to a lot line, there shall be a yard
setback no less than the width of the easement.

J. Clear areas, safety areas, object free areas, and tie-down areas may be counted
as required yards for a building.

K. Additional requirements shall include any applicable section of this title.

17.73.100 Building Height.

A. No building, except for hangars, shall exceed thirty-five feet in height. The
maximum height for accessory buildings other than hangars or residential aircraft
hangars shall be twenty-two feet.

B. The maximum height for residential aircraft hangars (as defined in Section
17.73.030) is twenty feet, consistent with Oregon Structural Specialty Code, Section
412.3; other hangars on residential lots not meeting the definition of “residential aircraft
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hangars” shall have a maximum height of thirty-twe feet. The maximum height for all
other hangars shal! be fifty feet. Within one hundred feet of an existing residential zone,
hangars shall not exceed thirty-five feet in height.

C. No structure shall penetrate an airport imaginary surface as outlined in Chapter
17.88, Public Use Airport Safety and Compatibility Overlay (AO) Zone.

D. Additional requirements shall include any applicable section of this title.

17.73.110 Landscaping Requirements.

A. Street trees shall be required along all public streets, subject to Chapter 17.104,
Street Trees. Street trees shall not be planted along private taxiways. The selected
street trees shall be varieties which do not grow to heights that may interfere with
navigable airspace. The applicant shall provide a master street tree plan with the
preliminary subdivision application.

B. No buiidings, fences, or vegetation over eighteen inches in height shali be
allowed within the object free area.

C. All landscaping plans as a part of a proposed development will be subject to
review by the airport sponsor. Coordination between the applicant and the airport
sponsor regarding the landscaping plan is a requirement for tentative plan approval. This
coordination shall be documented and submitted with the tentative plan application.

D. Airport residential development shall be screened and buffered in accordance with
Section 17.100.090 except where a shared taxiway provides the equivalent buffer width.
Other uses within the AR zone do not need to provide screening or buffering adjacent to
airport residential development. '

E. Additional requirements shall include any applicable section of this title.

17.73.120 Circulation. _

A. At-grade intersections of public streets and private taxiways are prohibited.

B. Access Control devices are required to regulate ingress and egress between
airport residential developments with a physical connection to the Scappoose Industrial
Airpark. A minimum of four foot high fence must be provided between the residential
areas and the runway to keep children, pets, and visitors from accidentally gaining
access to the airpori runway environment.

C. The City may require the property owner to grant an emergency vehicle access
easement to a private taxiway to provide for adequate emergency vehicle circulation.

17.73.130 Parking.

A. Each use shall provide vehicular parking subject to Chapter 17.106, Off-Street
Parking and Loading Requirements. A minimum of one vehicle parking space shall be
provided either in the interior of the hangar or outside the hangar for each jointly owned
hangar.
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CITY OF SCAPPOOSE EXHi BIT C

33568 EAST COLUMBIA AVENUE
SCAPPOOSE, OREGON 97056
(503) 543-7146
FAX: (503) 543-7182

CPTA 1-07/DCTA 1-07 May 9, 2008
Sierra Pacific Airport Related Legislative Amendments

SCAPPOOSE CITY COUN;.CIL FINDINGS OF FACT

Approval of two proposed 1eg1slat1ve text changes to the Comprehensive Plan and Development
Code: : :

D Comprehenswe Plan Text Amendment (CPTAI -07) to add an “Airport” designation
that could be apphed to areas near the_ Scappoose Industrial Alrpark.

2) Development Code Text Amendme ' ’DCTAI 07) to add a “Airport Related” zoning

i sar the Scapp: dlistnal Alrpark

Applicant: -~ Sierra P»aciﬁc_;CbMunities, LLC '

EXHIBITS

SN

10 90 N o

dustrtal A1rpark N01s t

September 20045 IPpOOSe Industnal Airpark Airport Master Plan) .. S T

11.  Letter from Mark J. Greenfield, on behalf of the Port of St. Helens, w1th accompanymg
attachments, dated November 8, 2007 (submitted into the record at the November 8, 2007
Planning Commission hearing).

12. © Official Record of Comments of Damel Clem glven at Port of St. Helens Work Sesswn
October 24, 2007.

13.  Letter from Daniel E. Clem, Dlrector of Oregon Department of Aviation, dated
November 8, 2007 addressed to Dennis Roberts, Regional Administrator, FAA.

14.  Letter from David L. Bennett, Director, Office of Airport Safety and Standards, Federal
Aviation Administration, dated December 12, 2007 addressed to Daniel E. Clem,
Director of Oregon Department of Aviation

Our goal is to provide courteous, efficient service with team leadership and community involvement,
in order to enhance the livability and well being of our citizens.
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15. Port of St. Helens Memorandum from Kim Shade to Mark Greenfield, dated December
12, 2007

16.  Minutes from January 22, 2008 City Council hearing

17.  Buildable Land Inventory, dated June 11, 2003 (by reference only)

18.  Land Use Needs Analysis, dated June 30, 2003 (by reference only)

19.  Staff report and adopted findings for CPA1-05/Z2C2-05/SB7-05, dated May 10, 2006 (by
reference only)

20.  Staff report and adopted findings for CPA2-04/2C3-04, dated September 1, 2004 (by
reference only)

INTRODUCTION

On January 22, 2008, the City Council directed staff to work with the applicant to revise the
proposed text amendments and prepare findings in support of the proposed Legislative
amendments to the Comprehensive Plan CPTA1-07 and Development Code DCTA1-07 by a 5-2
vote. The following are the City Council’s findings in support of this decision.

APPLICATION SUMMARY

COMPREHENSIVE PLAN AND DEVELOPMENT CODE TEXT AMENDMENTS

The approved policy and regulatory text changes are as follows:

1) Amend the Comprehensive Plan to include an “Airport” Comprehensive Plan
designation. Exhibit A to the attached Ordinance makes the following additions to the
Comprehensive Plan:

o Preface
o Significant Findings of the Plan with Regards to the Airport Land Use
Designation

e Policies for the Airport Land Use Designation
o Goals for the Airport Land Use Designation

This approval does not include an amendment to the Comprehensive Plan map at this time.!

2) Amend the Development Code (Title 17 of the Municipal Code) to include an “Airport
Related” (AR) zoning designation. The specific code language for the AR zone is provided in
Exhibit B to the attached Ordinance. The AR zone creates a new zone that could be applied to
property in proximity to the Scappoose Industrial Airpark. Perhaps the most significant feature of
‘the AR zone is the addition of residential development as a Conditional Use within the zone.
Airport residential development, in this case, is defined as:

! The existing Comprehensive Plan land use designation for land zoned Public Use Airport (PUA) is Industrial.

2
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17.73.30 Definitions »

E. “dirport residential development” is a residential development in the
vicinity of the Scappoose Industrial Airpark that has a through-the-fence
agreement with the airport sponsor to facilitate runway access for residents
of the development.

The AR zone also includes a number of airport-related uses as permitted uses. The City’s Public
Use Airport Safety and Compatibility Overlay Zone will be applied to all property within the
Airport Comprehensive Plan designation, which will include property designated AR. The
approval does not include a zone change to the new AR zone for any specific property.

COMPATIBILITY WITH PUBLIC USE AIRPORT SAFETY AND COMPATIBILITY
OVERLAY ZONE ’

A provision of the proposed Airport Related (AR) zone is that the Public Use Airport Safety and
Compatibility Overlay Zone, Chapter 17.88 of the Development Code, shall apply to
development within the AR zone. The existing Public Use Airport Safety and Compatibility
Overlay Zone, along with the Public Use Airport zone, is designed to protect the continuing
operation of the Scappoose Industrial Airpark as a viable facility. These regulations are modeled
on the text contained within the Airport Planning Rule and example documents issued by the
Oregon Department of Aviation (ODA), which publishes an Airport Land Use Compatibility
Guidebook containing a model “Public Use Airport Safety and Compatibility Overlay Zone.”

The overlay zone defines and delineates the airport’s imaginary surfaces and noise impact
boundaries and regulates allowed land uses in these areas.” Specifically, Table 17.88.1 prohibits
residential uses in the Runway Protection Zone (the RPZ, which extends out from the physical
edge of the runway); limits residential densities within specific distances of the approach
surfaces; and prohibits residential in the transition surface. The transition surface area means
those surfaces that extend upward and outward at ninety-degree angles to the runway centerline
and the runway centerline extended at a slope of seven feet horizontally for each foot vertically
from the sides of the primary and approach surfaces to the point of intersection with the
horizontal and conical surfaces. Some of the land eligible for the proposed Airport
Comprehensive Plan designation falls within the imaginary surfaces of the Airpark. However, it
is possible residential structures may be built below the outermost boundary of the transition
surface area as long as they do not penetrate the prescribed plane. Table 17.88.1 of the City’s
Public Use Airport Safety and Compatibility Overlay Zone indicates the following limitations for
residential uses:

Table 17.88.1 (Excerpt)

? Definitions for the imaginary surfaces surrounding an airport can be found in 17.88.020. Graphical depictions of
the airport environs and the critical areas regulated by the City’s airport overlay (e.g., the Runway Protection Zone)
can be found on several maps and diagrams within the Airport Master Plan, including: Chapter 1, Exhibit }G, Part
77; Chapter 4, Sheet 3, Airport Airspace Plan; Chapter 4, Sheet 5, Runway Protection Zone and Profiles; Chapter 4,
Sheet 6, Land Use Plan, and; Chapter 4, Exhibit 4A, Noise Contours.
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(10)  Residential densities within approach surfaces should not exceed the
following densities:
(4) Within 500 feet of the outer edge of the RPZ, I unit/acre.
(B) Within 500 to 1,500 feet of the outer edge of the RPZ, 2 units/acre.
(C) Within 1,500 to 3,000 feet of the outer edge of the RPZ, 4 units/acre.
(14)  Within the transition surface, residential uses and athletic fields are not.
permitted.

PUBLIC & PRIVATE AGENCIES AND PUBLIC NOTICE

The Port of St. Helens, the Oregon Department of Aviation, the Federal Aviation
Administration, the Scappoose Rural Fire Protection District, the Columbia County
Planning Department, the Oregon Department of Transportation, the Columbia County
Road Department, and the Oregon Department of Land Conservation and Development
have been provided the opportunity to review copies of this proposal. Communications
from organizations that responded to the application are found in the “Exhibits” section
of these findings; comments from these organizations have been incorporated into these
findings.

The City’s Planning Commission reviewed the application at its November 8, 2007
meeting and held a public hearing. At the conclusion of the public hearing, the
Commission adopted the then-current version of the Staff Report as findings for a
recommended denial of the application. The Council respects the effort and process used
by the Planning Commission. However, additional information was brought forward by
the applicant, City staff, and other interested parties during the Council’s process which
better clarified the limited scope of the application request. Before the Planning
Commission, much of the testimony focused on the assumed impacts of residential
development in a defined area adjacent to the airport. Before the Council, the focus was
the policy issue of whether the possibility of residential use, generally in the airport area
would be a useful alternative available to the City and interested property owners '
(including the applicant), permitting the City and affected owners to take advantage of the
unique and favorable circumstances presented by the airport’s location and attractiveness
to a wide range of future users. The Council’s decision to approve the new AR zone is a
product of this more general, policy-based discussion. Council finds that the
implementation of the AR zone, particularly through the conditional use process for
future residential proposals, responds to the primary concerns expressed in the original
Staff report and the Planning Commission’s reservations about the application. In short,
the posture of the discussion changed from that before the Planning Commission. This
provided the Council with an opportunity to evaluate the application from a different and
broader perspective, while factoring in the Planning Commission’s issues. In light of the
adopted text of the AR zone, evaluation of possible development scenarios is premature
at this point. Such scenarios will be fully aired as part of later processes, should a
residential use proposal be offered for property in the airport’s vicinity.
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Consistent with Section 17.160.025 of the Development Code, notice of this request was
published in the South County Spotlight on October 24, October 31 and November 7,
2007 and January 16, May 7, and May 14, 2008.

FINDINGS OF FACT

1.

The following Statewide Planning Goals have been considered by the City of
Scappoose as they pertain to this request:

A. Citizen Involvement (Goal 1)

Objective: To develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process.

Finding:

The City’s acknowledged Comprehensive Plan & Development Code includes citizen
involvement procedures with which the review of this application has complied. This
process allows for citizens to communicate their input into the legislative amendment
review conducted by the City at public hearings or by submitting written comments. The
City of Scappoose Planning Commission reviewed and commented on the proposed text
changes to the Comprehensive Plan and Development Code on November 8, 2007, at
which time the applicant and the Port of St. Helens submitted testimony. The City
Council held a hearing on January 22, 2008. The City published notices, consistent with
the requirements of the Development Code, in the South County Spotlight on October
24 October 31 and November 7, 2007 and January 16, May 7, and May 14, 2008 and
provided opportunity for public testimony at both the Planning Commission and City
Council hearings. This process is consistent with the objectives of Goal 1.

B. Land Use Planning (Goal-2)

Objective: To establish a land use planning process and policy framework as a basis for
all decisions and actions related to use of land and to assure an adequate
Jactual base for such decisions and actions. '

Finding:

Goal 2 requires that the Scappoose Comprehensive Plan be coordinated with the plans of
affected governmental agencies. The procedural requirements for legislative amendments
are contained-in the Scappoose Municipal Code (Chapter 17.160), which include
standards for decision-making, notice to affected parties, and public hearings. As
required, notice of the proposed Comprehensive Plan and Development Code text
amendment has been provided by the City of Scappoose to affected governmental
agencies, including the Oregon Department of Transportation, the Oregon Department of
Aviation, the Oregon Department of Land Conservation and Development (DLCD), the
Port of St. Helens, and the Federal Aviation Administration. The agencies listed here
have submitted letters in response to this proposal (see Exhibits 4, 5, 6, 7, and 8).
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The letter submitted by the Port of St. Helens (prepared by Mark Greenfield, October 2,
2007) suggests that adequate coordination with the Port did not take place prior to the
submittal of this application. The Port’s letter states that the applicant has not secured
through-the-fence access to the airport for parcels that may petition for the proposed
Airport designation and Airport Related zone. However, since the proposed zoning

~ designation is not being applied to a specific parcel of land, the Council finds that it is not
necessary for the applicant to secure a through-the-fence agreement with the Port at this
point in the process.

Other coordination issues raised by the Port’s letter include location and density of
residential uses allowed in the vicinity of the Airpark and the ability of the Port to attract
new industrial and commercial users to the Airpark if residential uses were allowed in the
vicinity. However, the Council finds that the proposed AR zone is designed to minimize a
prospective industrial user’s concerns with compatibility with nearby residential uses by
measures recognizing that airport and industrial uses are the primary intended uses in the
zone and that residential uses are secondary uses. Most airport and industrial uses are
permitted uses in the AR zone. Airport-related residential uses are conditional uses and
are subject to a higher level of scrutiny in the review/approval process.

Council finds that coordination between the applicant and the Port did occur and that the
Port’s views were directly considered before submittal of the application. Many of the
issues the Port raised were site-specific and will be addressed when an application for .
development comes forward. To address these site-specific issues at this point in the
process would be premature. The City has made extensive efforts to fulfill the
requirements of Goal 2. Therefore, the City Council concludes that adequate coordination
amongst the City, the Port, and the applicant has occurred. Certainly, substantial
additional coordination amongst these groups will need to occur prior to application of
the plan and zoning designations.

The applicant is also required to coordinate with the Federal Aviation Administration
(FAA) and the Oregon Department of Aviation (ODA). The Scappoose Industrial Airpark
is a public-use airport that receives federal financial support. For the reasons cited in their
letter (see Exhibit 5), the FAA considers any residential use which is too close to the
Airpark to be an incompatible land use; the determination of what is too close is based on
separation from applicable airport noise contours and airport safety areas. However, the
FAA’s Grant Assurance 21, Compatible Land Use, does not specifically say that
residential airparks cannot be built at a public airport, especially if it can prove
compliance with FAA noise and safety requirements. Furthermore, as evidenced in the
record, the City Council finds that the FAA has not referenced or presented a federal law
that clearly prevents Oregon airports funded under the National Program of Integrated
Airport System (NPIAS) Program from establishing residential airparks. These
conclusions are supported by the testimony given by Daniel Clem, Director of the Oregon
Department of Aviation (Exhibit 12) and the letter submitted to Dennis Roberts, Regional
Administrator, FAA by Daniel Clem dated November 8, 2007 (Exhibit 13).
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Council also finds that existing residential uses under the south approach to the runway
are not identified as or considered incompatible by the Port or FAA under the most recent
FAA approved Airport Master Plan. Specifically both R-1 (minimum lot size 7,500
square feet outside of the flood plain) and R-4 (minimum lot size of 6,000 square feet for
single-family homes outside of the flood plain) zoned properties are acknowledged
approximately 400 to 800 feet beyond the outer edge of the RPZ on sheet 6 of the Master
Plan. The Port and FAA is accepting of those properties as compatible even though when
considering airpark residential they recommend a minimum of two acres lots rather than
the approved density of 10,000 square-foot lots. At this location, aircraft would normally
be as close as 120 feet directly above the residences while staying clear of the 1:20 clear
approach slope. Council finds that this inconsistency on the part of FAA is confusing and
standards of what is compatible residential use and what is not should be more clearly
defined.

For the reasons cited above, City Council concludes that the application is consistent with
Goal 2.

C. Agricultural Lands (Goal 3)
Objective: To preserve and maintain agricultural lands.

Finding:

This Goal is not applicable because the proposed Comprehensive Plan and zoning
designations are intended to apply to land within the City of Scappoose Urban Growth
Boundary and not on land zoned for agriculture.

D. Forest Lands (Goal 4)

Objective: To conserve forest lands by maintaining the forest land base and to protect
the state’s forest economy by making possible economically efficient forest
practices that assure the continuous growing and harvesting of forest tree
species as the leading use on forest land consistent with sound management of
soil, air, water, and fish and wildlife resources and to provide for recreational
opportunities and agriculture.

Finding:

This Goal is not applicable because the proposed Comprehensive Plan and zoning
designations are intended to apply to land within the City of Scappoose Urban Growth
Boundary and not on land zoned for forest uses.

E. Open Spaces, Scenic and Historic Areas and Natural Resources (Goal 5)

Objective: To protect natural resources and conserve scenic and historic areas and open
spaces. '
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Finding:

This legislative amendment request is not site-specific. Upon adoption of the
Comprehensive Plan and Development Code amendments, individual property owners
could request site-specific plan designation and zone changes. At that time, a property
owner would provide Goal 5 findings for the subject property. The proposed policies in
the “Airport” designation’s text suggest that the designation is appropriate only for areas
that are located in the vicinity of the Airpark. There are no mapped Goal 5 resources in
the land in the vicinity of the Airpark. The proposed Comprehensive Plan and
Development Code amendments are consistent with the objectives of Goal 5.

F. Air, Water and Land Resources Quality (Goal 6)

Objective: To maintain and improve the quality of the air, water and land resources of
the state.

Finding:

The proposed Comprehensive Plan and Development Code amendments do not have a
direct affect on air, water, or land resources quality. Development allowed through the
proposed text amendments shall comply with applicable state and federal environmental
quality standards. Future development shall be subject to City regulations that do not
allow off-site impacts from noise, vibration, odors, glare, or other “nuisance” effects.
Changes in land use designation from Industrial to (new) Airport will result in negligible,
if any, net harmful effects on air, water, or land resource quality. The application will
have no significant impact with respect to Goal 6.

G. Areas Subject to Natural Disasters and Hazards (Goal 7)
Objective: To protect people and property from natural hazards.

Finding:
The proposed Comprehensive Plan designation and Airport Related zoning will be
. applied to areas in the vicinity of the Scappoose Industrial Airpark, consistent with the
proposed Airport designation policies. The Airpark and lands within its vicinity are not
located within a mapped flood plain, potential flood hazard, potential landslide hazard, or
earthquake hazard area. At the time of development, the City’s review process will
address standards and requirements for areas found to contain natural hazards. The
proposal is consistent with avoidance of natural disasters and hazards under Goal 7.

H Recreational Needs (Goal §)

Objective: To satisfy the recreational needs of the citizens of the state and visitors and,
where appropriate, to provide for the siting of necessary recreational
facilities including destination resorts.
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Finding:

The proposed amendments do not address recreational needs. Areas in the vicinity of the
Airpark are zoned Public Use Airport and have not been planned for recreational
opportunities. The requested text changes to establish an Airport designation and Airport
Related zone will have no significant impact on the City’s planning for recreational needs
and is consistent with the objectives of Goal 8.

L Economic Development (Goal 9)

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. '

Finding:

The City prepared a Buildable Lands Inventory and Land Use Needs Analysis in 2003.
The Land Use Needs Analysis recommended the addition to the City of over 200 acres of
land for industrial development by the year 2025 in locations buffered from residential
uses and with good access to transportation. In applying the Public Use Airport (PUA)
designation to approximately 132 acres west of the existing Airpark in 2006, the City
found that land near the airport is suitable for industrial use as a key aspect of economic
development (ANX1-06/ZC1-06, ANX2-06/ZC2-06, and ANX3-06/ZC3-06).> City staff
raised concern that the proposed Airport plan designation and Airport Related (AR) zone
would allow residential uses in areas that have been found to be well-suited for industrial
uses and on acreage that currently helps to reduce the City’s employment lands deficit.
The Council finds that the proposed Airport Related zone will create more diverse
opportunities for economic development and does not prohibit any currently allowed
industrial uses under the PUA designation. In addition, the issue of employment lands
being supplanted with residential uses will be examined under the City’s Comprehensive
Plan Goal 9 requirements when an application to rezone a property is submitted. The
adopted AR zone does not, in and of itself, create a loss of industrial lands.

Comments from DLCD . further supports City Council’s view by identifying the
residential designation of lands previously designated for industrial use as a potential
Goal 9 issue when a site-specific application to zone land AR occurs. DLCD noted that, if
such an application were to be filed, a Goal 9 analysis would be required of that
application. Since this application does not apply the Airport Comprehensive Plan or AR
zoning designations to specific properties, DL.CD has deferred specific comments related
to Goal 9 (see Exhibit 8). '

? Staff report findings for ANX1-06/ZC1-06 stated that the annexation of the 92-acre site satisfied an immediate need
for industrial land on a site that could accommodate large industrial users. The 2003 Land Use Needs Analysis
indicated that Scappoose had a need for an additional 10.5 gross acres of industrial land, plus a need for large sites
totaling roughly 200 acres to accommodate large industrial users.
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The Port of St. Helens raised concerns regarding the compatibility of residential uses with
industrial uses in an AR zone. Their comments said that future industrial uses may be less
likely to locate in an AR zoning knowing that residential uses could be located in close
proximity, thereby creating the potential for land use conflicts and reducing opportunity
for future industrial uses at the Airpark. However, the proposed AR zone is designed to
minimize a prospective industrial user’s concerns with compatibility with nearby
residential uses by measures recognizing that airport and industrial uses are the primary
intended uses in the zone and that residential uses are secondary uses. Most airport and
industrial uses are permitted uses in the AR zone. Airport-related residential uses are
conditional uses. In addition, the applicant has included language in the proposed AR
zone that requires residential homeowners to sign a Disclosure Statement that will be
recorded with any final subdivision plat or partition plat. The Disclosure Statement
acknowledges that the property is located in close proximity to the Airpark, signifies the
buyer’s awareness of the associated activities, and notifies the buyer that residential
development proximate to the airport ought to assume impacts from air traffic including
noise impacts. Testimony from the Oregon Department of Aviation and the applicant
describes the positive economic benefit that future Airport Related residential uses may
have in attracting businesses to cities and airports as well as maximizing a unique
economic resource (the airport) which distinguishes Scappoose from other communities
and business local.

For the reasons cited above, City Council concludes that the application, to the extent that
it applies to Goal 9, is consistent with this Goal.

J Housing (Goal 10)
Objective: To provide for the housing needs of citizens of the state.

Finding:

The proposed Airport land use designation and corresponding AR zone would increase
the amount of land in Scappoose that is available for residential use. However, the type of
housing allowed conditionally in this zone—single-family residences on 10,000 square-
foot lots with a “physical connection to the airport”—would likely meet the needs of a
relatively limited segment of the population. This segment of the population is growing as
the demand for residential airparks has increased across the nation. This type of housing
is specialty housing like any other housing that is facility or amenity driven. However, in
contrast to more typical factors like cost, access to schools, lot or house size, this type of
housing is driven by its connection to the airport. The zone is not intended to be, nor does
Council believe it will be, erosive of density targets or to designated housing areas.

The City’s Comprehensive Plan, which must be consistent with this and all relevant
Statewide Planning Goals, identifies density targets for the City’s residential land needs.
The density target for low density residential is 5 units per acre. However, the lands that
would be designated with the AR zone are not utilized for the purposes of meeting
needed housing. Therefore, this density requirement is not applicable to the proposed plan

10
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designation and zoning district since these designations are primarily aviation and
industrial designations which only allow residential uses as a conditional use.

The City’s 2003 Land Use Needs Analysis highlighted the need for “alternative housing
types” to meet the needs of aging and smaller households, as well as to address
affordability. The analysis states that “...emphasis has been placed on a greater projected
need for alternative housing types versus large-lot single-family residences in the next 20
years.” The proposed plan and development code text amendments will add variety of
housing by providing the opportunity to live in a unique neighborhood. The AR zoning
designation conditionally allows detached single-family housing (and possibly other
forms of housing, including townhouses, row houses, and cluster units, allowed under the
Planned Development Overlay) that must be airport related and, therefore, will be
integrated with the surrounding land uses, which also relate to the Airpark, and the
transportation options provided by the Airpark. The new Comprehensive Plan and zoning
designations do not preclude housing that will accommodate those with special needs.

Additionally, property owners wishing to develop residential uses under the proposed text
amendments would first need to request, and receive, approval for an amendment to the
Comprehensive Plan Map and Zoning Map. This would consist of a separate application
and approval process following the standards of either Chapter 17.162 or Chapter 17.164
of the Scappoose Land Use and Development Code. Once a specific site is re-zoned, an
individual property owner would apply for a Conditional Use Permit. It is likely that a
developer would not go to these lengths unless he or she was responding to a market
demand for a development type only permitted under the proposed text amendments.

For the reasons cited above, the City Council concludes that the application is consistent
with Goal 10.

K Public Facilities and Services (Goal 11)

Objective: To plan and develop a timely, orderly and efficient arrangement of public
Jacilities and services to serve as a framework for urban and rural
development.

Finding:

The proposed Airport plan designation and Airport Related (AR) zoning district is
intended to be applied to properties within the Urban Growth Boundary (UGB).
Extension of public facilities and services to urbanizing properties would be at the
developer’s expense at the time the property is developed. Adequate levels of public
facilities would be required as a condition of approval through future subdivision or site
development review application processes.

The City and the Port of St. Helens previously cooperated in a project to provide water

service to the land around the Airpark to stimulate economic development. Public
facilities currently have capacity and are available for development in this area.
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For the reasons cited above, the City Council concludes that the application is consistent
with Goal 11.

L. Transportation (Goal 12)

Objective: To provide and encourage a safe, convenient and economic transportation
system.

Finding:

Statewide Planning Goal 12 is implemented by the Department of Land Conservation and
Development’s (DLCD’s) Transportation Planning Rule (TPR), OAR 660, Chapter 12. It
is the intent of the proposed Airport Comprehensive Plan text that this designation and
the implementing Airport Related (AR) zone be applied to land in the vicinity of the
Scappoose Industrial Airpark.

Comments on transportation impacts were received from DLCD and ODOT (Exhibits 6
and 8). Both agencies indicated that findings supporting Goal 12 and the Transportation
Planning Rule would need to be provided at the time a new comprehensive plan and/or
zoning designation was applied to specific property. The Transportation Planning Rule
does not apply to the creation of a new land use zone. Therefore, when the new zoning is
applied to specific properties, the Transportation Planning Rule will apply at that time
and ODOT will likely request a traffic impact analysis to evaluate whether a significant
effect would result from the zone change.

An application to rezone land to AR would need to analyze the transportation impacts to
determine whether planned improvements in the area would be sufficient to handle the
anticipated traffic. Coordination with ODOT will also be necessary to ensure that future
proposals-are consistent with the Oregon Highway Plan and with the identified function,
capacity, and performance standard for Highway 30. The City may require improvements
to the roadway network as conditions of approval for subsequent development proposals
submitted for sites with the AR zoning designation.

The application does not trigger a Transportation Planning Rule assessment or specific

analysis or improvements at this point; therefore, the application is consistent with Goal
12 and the TPR.

M Energy Conservation (Goal 13)

Objective: To conserve energy.

1. Land use plans should be based on utilization of the following techniques and
implementation devices which can have a material impact on energy efficiency:

a. Lot size, dimension, and siting controls;

b. Building height, bulk and surface area;
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c. Density of uses, particularly those which relate to housing densities;

d. Availability of light, wind and air; :

e. Compatibility of and competition between competing land use activities; and

[ Systems and - incentives for the collection, reuse and recycling of metallic and
nonmetallic waste.

Finding:

Uses permitted in the AR zone include aircraft or air transportation businesses and
businesses that rely on aircraft as an “important tool or platform for business.” Locating
such businesses close to the airport could limit travel distances for employees and goods
associated with these businesses, thereby having the effect of conserving energy.

In addition, through the conditional use process, land with the AR zoning could also be
developed with housing. Each lot would have a private airplane hangar and private
taxiway access from the hangar to accommodate property owners who enjoy aviation as a
recreational activity or wish to run a home-based business that benefits from air
transportation and interacts strongly with the cluster of aviation-related businesses located
nearby. With this design, the aviation-related businesses and aviation enthusiasts will
have shorter trips, as they are located in close proximity to one another. These factors
further enforce the energy savings provided by the new designations.

For the reasons cited above, the City Council finds this application to be consistent with
Goal 13.

N. Urbanization (Goal 14)

Objective: To provide for an orderly and efficient transition from rural to urban land use,
to accommodate urban population and urban employment inside urban growth
boundaries, to ensure efficient use of land, and to provide for livable communities.

Finding:

The proposed Airport Comprehensive Plan designation and corresponding AR zoning are
not specific to a particular parcel or parcels. However, these designations would be
applied to land within the Urban Growth Boundary and near the existing airport. The
Comprehensive Plan and Development Code amendments will allow a broader range of
uses than presently allowed by the Industrial Comprehensive Plan designation and the
PUA zone. As urban level residential densities currently exist near the airport, the AR
zone will create an opportunity to design transitional areas between the existing
residential neighborhoods and the airport.

Future development of a site under the AR zone would trigger requirements for the
developer to provide infrastructure, including necessary sewer lines, storm drainage lines,
water line extensions, and street improvements to support the proposed uses. Council
finds that public facilities currently have capacity and are avallable for development in the
area around the airport.
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0. Other Goals

Finding:
The following goals are not applicable to this application:
e Willamette River Greenway (Goal 15)
o [Estuarine Resources (Goal 16)
e Coastal Shorelands (Goal 17)
e Beaches and Dunes (Goal 18)
e Ocean Resources (Goal 19)

2. The following Statutes and Administrative Rules have been considered by the City
of Scappoose as they pertain to the legislative text amendments:

TRANSPORTATION PLANNING RULE
OAR 660 Division 12 — Transportation Planning:

660-012-0060 Plan and Land Use Regulation Amendments

(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or
a land use regulation would significantly affect an existing or planned transportation
facility, the local government shall put in place measures as provided in section (2) of
this rule to assure that allowed land uses are consistent with the identified function,
capacity, and performance standards (e.g., level of service, volume to capacity ratio, etc.)
of the facility. 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) As measured at the end of the planning period identified in the adopted transportation
system plan:

(A) Allow land uses or levels of development that would result in types or levels of travel
or access that are inconsistent with the functional classification of an existing or planned
transportation facility,

(B) Reduce the performance of an existing or planned transportation facility below the
minimum acceptable performance standard identified in the TSP or comprehensive plan,
or

(C) Worsen the performance of an existing or planned transportation facility that is
otherwise projected to perform below the minimum acceptable performance standard
identified in the TSP or comprehensive plan.
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Finding:
Comments on transportation impacts were received from DLCD and ODOT (Exhibits 6
and 8). Both agencies indicated that findings supporting Goal 12 and the Transportation
Planning Rule would need to be provided at the time a new comprehensive plan and/or
~zoning designation was applied to specific property. The Transportation Planning Rule
does not apply to the creation of a new land use zone. Therefore, when the new zoning is
applied to specific properties, the Transportation Planning Rule will apply at that time
and ODOT will likely request a traffic impact analysis to evaluate whether a significant
effect would result from the zone change.

An application to rezone land to AR would need to analyze the transportation impacts to
determine whether planned improvements in the area would be sufficient to handle the
anticipated traffic. Coordination with ODOT will also be necessary to ensure that future
proposals are consistent with the Oregon Highway Plan and with the identified function,
capacity, and performance standard for Highway 30. The City may require improvements
to the roadway network as conditions of approval for subsequent development proposals
submitted for sites with the AR zoning designation.

The application does not trigger a Transportation Planning Rule assessment at this point;
therefore, the application is consistent with the TPR.

AIRPORT PLANNING RULE
OAR 660 Division 13 — Airport Planning

(Note: see Exhibit 2 for the full text of the Airport Planning Rule)

660-013-0010 Purpose and Policy

(1) This division implements ORS 836.600 through 836.630 and Statewide Planning Goal
12 (Transportation). The policy of the State of Oregon is to encourage and support the
continued operation and vitality of Oregon’s airports. These rules are intended to
promote a convenient and economic system of airports in the state and for land use
planning to reduce risks to aircraft operations and nearby land uses.

(2) Ensuring the vitality and continued operation of Oregon’s system of airports is linked
to the vitality of the local economy where the airports are located. This division
recognizes the interdependence between transportation systems and the communities on
which they depend.

Finding: :
The Airport designation is intended to be applied to land located close to the Scappoose
Industrial Airpark and would encompass land currently in the existing Public Use Airport

zone. Letters from the Port of St. Helens (Exhibit 7) and the Federal Aviation
Administration (Exhibit 5) argue that the proposed amendment may impact the operation
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and vitality of the Scappoose Industrial Airpark. Residential development adjacent to a
public use airport is considered an incompatible use by the FAA; however, the FAA’s
Grant Assurance 21, Compatible Land Use, does not specifically say that residential
airparks cannot be built at public use airports. The approved policy changes will allow
residential uses in the vicinity of the airport by implementing a zone that allows
residences as conditional uses. The zone itself does not permit outright any residential
use. Any proposed residential use will need to demonstrate compliance with the type of
policies described in the Airport Planning Rule.

Also raised in these letters are questions regarding the proposed through-the-fence access
for private use from future residential uses. The Port’s letter states that it is not clear that
such access is legally available for residential uses. This is because ORS 836.640(4)—the
Oregon statute that creates a pilot study program for specific through-the-fence activities
for three Oregon airports—does not reference residential uses. This statute originates
from SB 680 which was passed in 2005 to encourage through-the-fence operations of
commercial and industrial uses at airports to promote the creation of jobs and a tax base.
The Oregon Department of Aviation (ODA) is responsible for the administration of this
statute and on October 24, 2007, Daniel Clem, the Director of ODA, testified at the Port
of St. Helen’s Work Session (Exhibit 12). On page 6 & 7 of Clem’s testimony, he points
out that ORS 836.640 does not prohibit airpark residential from having access to a
runway via a through-the-fence agreement: “In Oregon, when we talk about through-the-
fence, its legislation ... for the intent of promoting economic development with regard to
commercial and industrial. It doesn’t mean because the state operates a residential air
park or at least an airport with a residential air park, that it was ever intended to prohibit
[residential]. It was silent on it because it wasn’t created to address residential air parks.”
This statute was drafted with consultation from the Department of Land Conservation and
Development (DLCD) and there was never consideration or discussion that the statute
should or would prohibit all airport residential development in the State of Oregon. There
is no evidence that Oregon statute forbids residential through-the-fence access.

Council has found no evidence that there are federal laws that prohibit residential uses
adjacent to public use airports. SB 680 does not require FAA approval of through-the-
fence operations. FAA may not favor residential airpark—yet there are many cases where
they have approved Airport Layout Plans that acknowledge their existence. The FAA’s
concerns are to minimize potential safety and noise incompatibilities which are issues that
can be addressed through careful site planning (which will be required through the
conditional use process) and the establishment of CC&Rs (which would be required in
the proposed AR zone text).

Concerns were raised that if future residents in the vicinity were to have direct access to
the Airpark’s runways, these users would compete with industrial and commercial users.
~ Council finds the potential increase in the number of airplanes that use the airpark on a
regular basis could also increase local opportunity for aircraft maintenance and repair
businesses that currently cannot locate at the Port of Scappoose due to the lack of
demand. Therefore, a residential airpark may, in fact, increase industrial and commercial
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interest in locating and utilizing the Airpark. In addition, a residential airpark would
provide a steady base of financial support for the airport through access fees and would
create a local community of people who are invested in the airport and its viability.

For the reasons cited above, the Council finds that the proposed AR zone is consistent
with the Airport Planning Rule’s stated purpose and policy.

660-013-0100 Airport Uses at Non-Towered Airports

Local government shall adopt land use regulations for areas within the airport boundary
of non-towered airports identified in ORS 836.610(1) that authorize the following uses
and activities. ‘

(1) Customary and usual aviation-related activities including but not limited to takeoffs,
landings, aircraft hangars, tiedowns, construction and maintenance of airport facilities,
fixed-base operator facilities, a residence for an airport caretaker or security officer, and
other activities incidental to the normal operation of an airport. Residential, commercial,
industrial, manufacturing, and other uses, except as provided in this rule, are not
customary and usual aviation-related activities and may only be authorized pursuant to
OAR 660-013-0110. :

(2) Emergency Medical Flight Services, including activities, aircraft, accessory
structures, and other facilities necessary to support emergency transportation for
medical purposes. “Emergency Medical Flight Services” does not include hospitals,
medical offices, medical labs, medical equipment sales, and similar uses.

(3) Law Enforcement and Firefighting Activities, including aircraft and ground based
activities, facilities and accessory structures necessary to support federal, state or local
law enforcement and land management agencies engaged in law enforcement or
firefighting activities. These activities include transport of personnel, aerial observation,
and transport of equipment, water, fire retardant and supplies.

(4) Flight Instruction, including activities, facilities, and accessory structures located at
airport sites that provide education and training directly related to aeronautical
activities. “Flight Instruction” does not include schools for flight attendants, ticket
agents, or similar personnel. :

(5) Aircrafi Service, Maintenance and Training, including activities, facilities, and
accessory structures provided to teach aircraft service and maintenance skills, maintain,
service and repair aircraft and aircraft components, but not including activities,
structures, and facilities for the manufacturing of aircrafi for sale to the public or the
manufacturing of aircrafi related products for sale to the public. “Aircraft Service,
Maintenance and Training” includes the construction of aircraft and aircraft components
for personal use. The assembly of aircraft and aircraft components is allowed as part of
servicing, maintaining, or repairing aircraft and aircraft components.
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(6) Aircraft Rental, including activities, facilities, and accessory structures that support
the provision of aircraft for rent or lease to the public.

(7) Aircraft Sales and the sale of aeronautic equipment and supplies, including activities,
facilities, and accessory structures for the storage, display, demonstration and sale of
aircraft and aeronautic equipment and supplies to the public.

(8) Aeronautic Recreational and Sporting Activities, including activities, facilities and
accessory structures at airports that support recreational use of aircraft and sporting
activities that require the use of aircraft or other devices used and intended for use in
Slight. Aeronautic Recreation and Sporting Activities on airport property shall be subject
to approval of the airport sponsor. Aeronautic recreation and sporting activities include
but are not limited to: fly-ins; glider flights; hot air ballooning; ultralight aircraft flights;
displays of aircraft; aeronautic flight skills contests,; gyrocopter flights; flights carrying
parachutists; and parachute drops onto an airport. As used in this rule, parachuting and
parachute drops includes all forms of skydiving. Parachuting businesses may be allowed
only where they have secured approval to use a drop zone that is at least 10 contiguous
acres. A local government may establish a larger size for the required drop zone where
evidence of missed landings and dropped equipment supports the need for the larger
area. The configuration of 10 acre minimum drop zone shall roughly approximate a
square or circle and may contain structures, trees, or other obstacles if the remainder of
the drop zone provides adequate areas for parachutists to safely land.

(9) Crop Dusting Activities, including activities, facilities and structures accessory to
crop dusting operations. These include, but are not limited to: aerial application of
chemicals, seed, fertilizer, pesticide, defoliant and other activities and chemicals used in
a commercial agricultural, forestry or rangeland management setting.

(10) Agricultural and Forestry Activities, including activities, facilities and accessory
structures that qualify as a "farm use" as defined in ORS 215.203 or "farming practice”
as defined in ORS 30.930.

(11) Air passenger and air freight services and facilities at public use airports at levels
consistent with the classification and needs identified in the state ASP.

Finding:
The proposed Airport Related (AR) zone, in section 17.XX.040 “Permitted Uses” allows

all the uses listed in the Airport Planning Rule for non-towered airports. The AR zone
complies with this section of the Airport Planning Rule.

660-013-0110 Other Uses Within the Airport Boundary

Notwithstanding the provisions of OAR 660-013-0100, a local government may authorize
commercial, industrial, manufacturing and other uses in addition to those listed in OAR
660-013-0100 within the airport boundary where such uses are consistent with
applicable provisions of the acknowledged comprehensive plan, statewide planning goals
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and LCDC administrative rules and where the uses do not create a safety hazard or
otherwise limit approved airport uses.

Finding:

This section grants authority to the City to approve the proposed text amendments
provided they are consistent with the applicable provisions of the acknowledged
comprehensive plan, statewide planning goals, and Land Conservation and Development
Commission administrative rules, and do not create a safety hazard or otherwise limit
approved airport uses. The Council finds the proposed text amendments to be consistent
with the above-listed standards.

660-013-0080 Local Government Land Use Compatibility Requirements for Public Use
Airports

(1) 4 local government shall adopt airport compatibility requirements for each public use
airport identified in ORS 836.610(1). The requirements shall:

(a) Prohibit new residential development and public assembly uses within the Runway
Protection Zone (RPZ) identified in Exhibit 4,

(b) Limit the establishment of uses identified in Exhibit 5 within a noise impact boundary
that has been identified pursuant to OAR 340, Division 35 consistent with the levels
identified in Exhibit 5,

(¢) Prohibit the siting of new industrial uses and the expansion of existing industrial uses
where either, as a part of regular operations, would cause emissions of smoke, dust, or
steam that would obscure visibility within airport approach corridors;

(d) Limit outdoor lighting for new industrial, commercial, or recreational uses or the
expansion of such uses to prevent light from projecting directly onto an existing runway
or taxiway or into existing airport approach corridors except where necessary for safe .
and convenient air travel;

(e) Coordinate the review of all radio, radiotelephone, and television transmission
facilities and electrical transmission lines with the Oregon Department of Aviation;

() Regulate water impoundments consistent with the requirements of ORS 836.623(2)
through (6); and

(g) Prohibit the establishment of new landfills near airports, consistent with Department
of Environmental Quality (DEQ) rules.

(2) A local government may adopt more stringent regulations than the minimum
requirements in section (1)(a) through (e) and (g) based on the requirements of ORS
836.623(1. '
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Finding:
In 2002, the City of Scappoose created the Public Use Airport zone, which has a stated
purpose “to encourage and support the continued operation and vitality of the Scappoose
Industrial Airpark by allowing certain airport-related commercial, manufacturing and
recreational uses in accordance with state law.” In 2002 the City also created the Public
Use Airport Safety and Compatibility Overlay Zone, which has a stated purpose “to
~ encourage and support the continued operation and vitality of the Scappoose Industrial
Airpark by establishing compatibility .and safety standards to promote air navigational
safety at the Airpark and to reduce potential safety hazards for persons living, working or
recreating near the Airpark.” Adoption of these regulations was coordinated with
Columbia County and the Port of St. Helens. The adopted findings for Ordinance 726,
which created the Public Use Airport zone and the Public Use Airport Safety and
Compatibility Overlay Zone, demonstrate compliance with the Airport Planning Rule.

The proposed Airport Related (AR) zone specifies that in the event of a conflict between
the requirements of the proposed zone and the Public Use Airport Safety and
Compatibility Overlay Zone, the requirements of the Overlay Zone will control. The
proposed zone also requires an “Avigation Easement” prior to the issuance of building
permits that prohibits structures or other obstructions from penetrating Federal Aviation
Regulation Part 77 surfaces. These “imaginary surfaces” are defined and regulated
through the City’s Public Use Airport Safety and Compatibility Overlay Zone (Chapter
17.88). Part 77 surfaces are mapped in the Scappoose Industrial Airpark Airport Master
Plan (Exhibit 3). Referencing this map and the land use compatibility Table 17.88.1 for
the Overlay Zone, it is clear that some land that may be intended to have the AR zone
would not be able to be developed with residential uses, or that the residential densities
would be limited. :

The Port of St. Helens has also raised compatibility issues with regards to the residential
density allowed by the proposed AR zone (Exhibit 7). The Port’s concerns will be
addressed with site specific considerations of a development application. Moreover, the
issues the Port raised will be addressed in the conditional use process.

Citing the State’s Airport Compatibility Guidebook, the Port suggests that areas in the
vicinity of the airport be considered rural due to the level of existing background noise
being lower than in more urban areas. The consequence of this consideration is that
residential development within the Runway Protection Zone above the 55 decibel noise
level would be prohibited. However, both the airport and the areas surrounding the
airpark that could possibly have the proposed zone applied to them are located within the
City of Scappoose’s urban growth boundary. More importantly, the FAA and DEQ do not
make this distinction between rural and urban airports. The FAA standards allow
residential uses outright up to the 65 decibel noise level, but for residential uses between
the 65 and 75 decibel noise levels require that measures be incorporated in the design and
construction of the houses to achieve a 25 to 30 dB Noise Level Reduction. The
standards in the AR zone require all proposed housing within the 55 decibel noise level to
utilize Noise Level Reduction construction methods that provide at least 25 dB Noise
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Level Reduction between interior dwelling space and exterior. This is much more
conservative than the FAA’s requirements. The FAA has funded a 55 DNL contour
analysis for the Scappoose Industrial Airpark, which is contained in the W&H Pacific
prepared 2004 Master Plan on Sheet 4A. This analysis will be used to determine the
location of noise contours.

For the reasons cited above, the applicant has satisfied the land use compatibility issues,
as required by this section of the Airport Planning Rule. ‘

3. The following Comprehensive Plan goals and policies have been considered
by the City of Scappoose as they pertain to this request:

In addition to the findings listed below, the Council’s findings under the Statewide
Planning Goals address many of the same goals and policies found in the Comprehensive
Plan.

GOAL FOR ECONOMICS

It is the goal of the City of Scappoose to:

1) Maintain conditions favorable for a growing, healthy, stable, and diversified
business and industrial climate.

Finding:

As previously noted, development of additional airport-related businesses and residences
at the airport may help spur the development of aircraft maintenance and repair
businesses at the airport. The new Airport Related (AR) zone allows residential uses as a
conditional use. The Airport Related zone allows new airport-related businesses as
allowed uses as discussed under the Airport Planning Rule section in this report, in
addition to allowing a broader range of compatible uses. The type of uses allowed to be
developed under the AR zone does not eliminate any currently permitted uses; instead, it
allows a broader range of development than presently allowed (but not mandated) by the
existing PUA zone. The text amendments will expand economic development to include
airport-related mixed-use development and enhance the City’s economic base by adding
new employment opportunities within the city limits.

POLICIES FOR ECONOMICS
1t is the policy of the City of Scappoose to:

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

Finding:
The 2003 Buildable Lands Inventory and Land Use Needs Analysis identified a need of

over 200 acres of land by the year 2025 for industrial development. Ideal locations for
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future industrial users were described as sites that are buffered from residential uses and
have good access to transportation, including land in the vicinity of the Scappoose
Industrial Airpark. The proposed Airport Related (AR) zone includes all of the uses
allowed in the existing Public Use Airport and expands uses to include air transportation-
related businesses and a broader range of compatible uses. In addition, the issue of
employment lands being supplanted with residential uses will be examined under the
City’s Comprehensive Plan Goal 9 requirements when an application to rezone a property
is submitted.

4) Encourage the expansion of employment opportunities within the urban area, so
residents can work within their community as well as commute to jobs outside the City.

Finding:

The proposed Airport Related (AR) zone allows all of the uses allowed in the existing
Public Use Airport (PUA) and proposes allowances for new air transportation-related
businesses. In addition, residential uses are allowed in the proposed zone conditionally.
The applicant states that by allowing residences in close proximity to the Airpark that
have access to the runways, the City is encouraging airport-related home-based
businesses and businesses that are air travel-dependent. With the growing demand for
airport residential communities throughout the country, the result of this new zone may
create an influx of businesses and professionals seeking convenient access to airplanes
and airplane transportation and commerce.

GOALS FOR PUBLIC FACILITES AND SERVICES

It is the goal of the City of Scappoose to:

1) Provide the public facilities and services which are necessary for the well being of the

community and which help guide development into conformance with the Comprehensive
Plan.

Finding:

Adequate levels of public facilities will be required as a condition of approval through
future subdivision or site development review application processes. It is anticipated that
public facilities—including public water, sanitary sewer, stormwater conveyance, and
public streets—can be extended into areas to which the proposed Airport designation and
AR zone may be applied. Extension of public facilities and services to urbanizing
properties will be at the developer’s expense at the time the property is developed. The
City and the Port of St. Helens previously cooperated in a project to provide water service
to the land around the Airpark, thus creating capacity in the existing systems. This
investment was made to stimulate economic development in the areas designated
Industrial by the Comprehensive Plan.
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4) Avoid the provision or expansion of public utilities and facilities in sparsely settled

non-urban areas, when this would tend to encourage development or intensification of
uses, or to create the need for additional urban services.

Finding: :
The amendments do not extend services to non-urban areas.

GOAL FOR TRANSPORTATION

It is the goal of the City of Scappoose:

1) To develop and maintain diverse methods for moving people and goods which
are:

A) Responsive to the needs and preferences of individuals, business and industry;

B) Suitably integrated into the fabric of the urban community, and

C) Safe, rapid, economical and convenient to use.

Finding:

At the time of application of the AR zone to land near the Airpark, additional
transportation analysis and findings will address whether or not planned improvements in
the area would be sufficient to handle the anticipated traffic. Coordination with ODOT
will also be necessary to ensure that future proposals are consistent with the Oregon
Highway Plan and with the identified function, capacity and performance standard for
Highway 30. The City will require improvements to the roadway network as conditions of
approval for subsequent development proposals submitted for sites with the AR zoning
designation.

4) To strengthen the ecomomy by facilitating diverse means for transporting
industrial goods.

Finding:

The proposed Airport Related (AR) zone allows for all of the industrial uses currently
allowed by the City’s Public Use Airport (PUA) zone. The zone also allows for more
diverse commercial uses than the PUA zone, thereby increasing the variety of airport-
related business able to locate near the Airpark and transport goods more readily. In
addition to air transport, the land near the Airpark (that the proposed Comprehensive Plan
and zoning designations could potentially be applied to) is easily accessible from U.S.
Highway 30 via West Lane Road and Crown Zellerbach Road.

6) To provide a more reliable basis for planning new public and private developmeknts
whose location depends upon transportation. -

Finding: :
As stated in the application, the proposed Comprehensive Plan and zoning designations -
are intended to be applied to land located close to the Scappoose Industrial Airpark. Once
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rezoned, the provisions of the proposed Airport Related (AR) zone would control
development in these areas. Consistent with the proposed text of the Airport designation
and AR zone, the proposed allowed and conditionally allowed business and residential
uses 1n this zone would derive benefits from their proximity to the airport.

7) To cooperate closely with the County and State on transportation matters.

Finding:
Prior to submitting the proposal, the applicant met with representatives from the City and
the Oregon Department of Transportation and corresponded with Columbia County.

8) To assure that roads have the capacity for expansion and extension to meet future
demands.

Finding:

At the time of application of the AR zone to land near the Airpark, additional
transportation analysis and findings will need to address whether planned improvements
in the area will be sufficient to handle the anticipated traffic. Coordination with ODOT
will also be necessary to ensure that future proposals are consistent with the Oregon
Highway Plan and with the identified function, capacity and performance standard for
Highway 30. The City may require improvements to the roadway network as conditions
of approval for subsequent development proposals submitted for sites with the AR zoning
designation.

10) To encourage energy conservation modes of transit such as car pooling.

Finding:

The proposed Airport Related (AR) zone will conditionally permit low density housing.
Lands with this designation may develop at a density of 4 dwelling units per acre (the
minimum lot area is 10,000 square feet; the minimum average lot area for a subdivision is
0.5 acre), a land use pattern that is not economically served by traditional mass transit. It
is not inconceivable that future residents or employees working at businesses allowed by
the zone would carpool or even “plane pool” to work. Additionally, the proposed AR
zone will provide increased opportunity for people to live in the same location where they
work, therefore eliminating the need to commute at all.

13) Work with the Port of St. Helens to maintain the continuing viability of the Scappoose
Industrial Airpark. :

Finding:

The proposed Airport Comprehensive Plan designation is intended to apply to land
located in the vicinity of the Scappoose Industrial Airpark and to encompass the existing
Public Use Airport (PUA) zone. The proposed Airport Related (AR) zone would permit
airport-related industrial uses and air travel-related commercial uses and would
conditionally permit low density residential uses. The Preface of the proposed Airport
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Comprehensive Plan designation states that residential development at the Scappoose
Industrial Airpark will require exploration of actual siting options to determine if such a
use is appropriate. This use, if authorized, would occur only on privately owned adjacent
land, and thus requires cooperation between the property owner and the airport sponsor.
The Airport Related zone includes several requirements of notification of and
coordination between the applicant and the airport sponsor. Notification of the airport
sponsor is required for the (residential) conditional uses in addition to documentation that
any proposed residential development meets the safety and security standards of the FAA
and the airport sponsor. The applicant also must provide a copy of the CC&Rs to the
airport sponsor for review and comment, and coordination between the applicant and the
airport sponsor regarding the landscaping plan is a requirement for tentative plat
approval. In addition, all properties accessing the Scappoose Industrial Airpark shall pay
a fair and equitable access fee to the airport sponsor that would be used to maintain the
public runway, taxiways, and navigational aids.

Testimony submitted by the Port of St. Helens (Exhibit 7) states that the Port “believes
that a much greater level of coordination between the Port and Sierra Pacific is needed
than was provided in this application, and that coordination needs to occur at a much
earlier stage of the process.” The applicant has submitted testimony that it has
coordinated with the Port over the course of the past one and a half years (see Exhibit 9).
The applicant is committed to ongoing coordination with the Port and the City.

The applicant has provided evidence that the FAA has approved several Airport Layout
Plans that acknowledge the existence of residential airparks and that the FAA’s and
Port’s primary concern is to minimize potential safety and noise incompatibilities. The
Council finds that these are issues that can be addressed through careful site planning and
the establishment of CC&Rs.

- POLICIES FOR T. RANSPORTAT 1ON

1t is the policy of the City of Scappoose to:

[-] , ‘

3) Cooperate with the County and State on plans to improve transportation facilities--
especially on Highway 30. ‘

Finding: :

The Comprehensive Plan and AR zoning designations do not relate to the City’s process,
cooperation between jurisdictions, or specific improvements to Highway 30 including
signs and sign lighting in any location, railroad issues, or commercial uses along Highway
30. Therefore, these policies are not applicable to the proposed text amendment.

11)  Work with the Port of St. Helens on their plans for the Scappoose Industrial

Airpark, as well as for industrial development and transportation. Apply appropriate
~ zoning designations to ensure that land identified for airport use in the 2004 Scappoose
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Industrial Airpark Airport Master Plan (as amended August 9, 2006) is utilized for
airport-related development.

Finding:

Chapter 4, Airport Plans, of the Airport Master Plan discusses land use compatibility
adjacent to the airport. This Chapter states that the City has “appropriately addressed the
land use that is within their jurisdiction around the airport” by adopting the Public Use
Airport Safety and Compatibility Overlay (AO) Zone. The Airport Related (AR) zone
includes the requirement that development comply with the requirements of the AO zone.
Additionally, the AR zone regulates land use to ensure that land zoned AR is used only
for airport-related development.

The Airport Master Plan was amended in 2006 to include a statement expressing the
willingness of the Port of St. Helens to work with the private sector to provide residential
development with airport access.

As discussed in the applicant’s submittal, the Airport Master Plan states that residential
airparks exist at public use airports across the country and many residential developments
are currently in the planning stages. The applicant has provided examples in the
application for the proposed plan and zone designations.

GOAL FOR HOUSING

It is the goal of the City of Scappoose:
1) Increase the quantity and quality of housing for all citizens.

Finding:

The Comprehensive Plan and Development Code text amendments would increase the
availability of land to be developed with housing and add to the City’s variety of housing
by providing opportunities for unique living environments that relate to aviation.

GOAL FOR THE INDUSTRIAL LAND USE DESIGNATION

It is the goal of the City of Scappoose to:

1) Provide a place for industrial activities where their requirements can be met, and
where their environmental effects will have a minimal impact upon the community.

Finding: v

The Comprehensive Plan and Development Code text amendments would allow for all of
the uses currently allowed in the Public Use Airport zone and will provide a location for
all manners of airport-related development, including industrial uses. Uses that benefit
from air transportation and uses which interact strongly with the cluster of aviation-
related businesses located near the Airpark will have opportunity to locate in an area
zoned Airport Related.
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POLICIES FOR THE INDUSTRIAL LAND USE DESIGNATION

It is the policy of the City of Scappoose to:

1) Provide suitable areas for industrial expansion, utilizing for such purposes
relatively large, flat areas that are separated by buffers from the City’s residential
districts. '

Finding:

The Comprehensive Plan and zoning designations address airport-related industrial
development and the Airport Related (AR) zone includes industrial uses that are currently
allowed in the Public Use Airport zone. These uses have been found to be suitable for
areas in the vicinity of the Airpark (see ANX1-06/ZC1-06, ANX2-06/ZC2-06, and
ANX3-06/ZC3-06). '

2) Prevent industrial development from disrupting homogeneous residential
neighborhoods.

Finding:

The Comprehensive Plan and Development Code text amendments would allow for a mix
of airport-related uses. This includes airport-related industrial uses, as well as proposed
commercial and residential uses. The proposed Airport Related zone includes
development standards that require a buffer (fifty-foot setback) between residential lots
that have hangars located on them, industrial uses, and commercial uses and existing
residential districts zoned R-1, R-4, MH, or A-1. This will ensure compatibility between
existing residential uses and uses that may disrupt traditional residential neighborhoods.

3) Locate industrial areas so they have a convenient relationship to the community’s
transportation system, without generating heavy traffic through residential districts,
additionally, the clustering of industrial activities will allow carpooling by employees.

Finding:

The Airport designation and Airport Related (AR) zone addresses airport-related
industrial uses. The AR zone allows all uses currently allowed under the Public Use
Airport (PUA) zone and the new zone is intended to be applied to areas currently zoned
PUA. Industrial uses, therefore, are consistent with this City policy. The AR zone also
allows residential uses conditionally. The proposed AR zone includes standards to protect
future residential development in the vicinity of the airport from impacts from industrial
traffic.

4) Screen, setback or buffer the boundaries of industry, particularly unsightly areas
which can be viewed from arterials or from residential use. '

Finding:
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The Airport Plan designation and Airport Related (AR) zone would allow a mix of
residential, commercial and industrial uses. New development in Scappoose is subject to
Chapter 17.100 (Landscaping, Screening, and Fencing) of the Development Code. The
proposed designations do not preclude new development from complying with Chapter
17.100 of the Development Code.

5) Apply this designation where industrial concerns have become established and where
vacant industrial sites have been set aside for this purpose.

Finding:

The City’s Comprehensive Plan designates the land near the Airpark for Industrial uses,
which is a key element of the City’s economic development strategy. This land is suitable
for industrial use and should be kept in the City’s industrial land inventory. In 2006, the
City annexed approximately 130 acres of land west of the airport and zoned the area
Public Use Airport (PUA), consistent with the policy stated above (ANX1-06/ZC1-06,
ANX2-06/2C2-06, and ANX3-06/ZC3-06). The Airport designation and AR zone would
allow residential uses in areas that have been found to be well-suited for industrial uses
and on acreage that currently helps to reduce the City’s employment lands deficit.
However, the proposed text amendments allow industrial uses that are currently permitted
in the PUA zoning designation, therefore vacant industrial land sites will not be displaced
by the proposed text amendments. Rather, they will retain the opportunity to develop with
industrial uses.

6) Protect the stability and financial aspects of industrial areas by protecting them from
incompatible uses.

Finding:

The proposed Comprehensive Plan and Development Code text amendments would allow
for a mix of airport-related uses. This includes airport-related industrial uses, as well as
proposed airport-related commercial and residential uses. Residential development under
the AR zone must be approved through the conditional use permit process; this process
gives the City flexibility in their review of airport-related residential uses. The unifying
factor, and what makes the broad range of uses allowed by the proposed comprehensive
plan and zoning designations compatible, is that each use has a relationship to the Airport
and aviation activities.

4. The following Implementing Ordinances from Title 17 of the Scappoose Municipal
Code (Land Development Code) have been considered by the City of Scappoose as
they pertain to this request:

Chapter 17.160 PROCEDURES FOR DECISION MAKING—LEGISLATIVE

17.160.120 The standards for the decision. A. The recommendation by the planning
commission and the decision by the council shall be based on consideration of the
following factors:
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1. Any applicable statewide planning goals and guidelines adopted under Oregon
Revised Statutes Chapter 197,

2. Any federal or state statutes or rules found applicable;

3. The applicable comprehensive plan policies and map, and

4. The applicable provisions of the implementing ordinances.

Finding:

The Planning Commission’s recommeéndations and the City Council’s decisions are based
on applicable statewide planning goals and guidelines, federal and state statutes and rules,
Comprehensive Plan policies, and provisions of the Scappoose Mun101pa1 Code, as
detailed in the findings. Section 17.160.120(A) is sat1sﬁed

CONCLUSION

Currently, all the land around the airport has an “Industrial” designation. An “Airport”
Comprehensive Plan designation would be a useful mechanism for identifying properties
specifically planned for airport-related development rather than other types of industry. In
addition, the proposed zoning ordinance will allow an airport residential use that has the potential
to create new opportunities for economic development around the Scappoose Industrial Airpark.

The Airport Related (AR) zone requires conditional use permits for airport residential
development and requires any application for development within the zone to comply with all
applicable FAA safety and security standards. The applicant has addressed all the recommended
changes made by staff, resulting in a proposed Airport Related chapter with clear and objective
standards.

Based on the findings of fact in this report—applicable statutes, rules, Comprehensive Plan
provisions and implementing ordinances—and the information within the September 2004
Scappoose Industrial Airpark Airport Master Plan, the City Council APPROVES the application
CPTA 1-07/DCTA 1-07 amending the City’s Comprehensive Plan and Development Code.
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l.  Request

- The purpose of the proposed text amendments is to recognize and address the
demand for a greater variety of airport-related uses than currently permitted by the
Industrial Comprehensive Plan designation and Public Use Airport (PUA) Zone. The
purpose of this application is to demonstrate that the proposed text amendments meet
the approval criteria of the Scappoose Land Use and Development Code.

The proposed text amendments will create a new Comprehensive Plan designation,
Airportt, to encompass the existing Public Use Airport (PUA) Zone and the new Mixed
Use Airport (MUA) Zone. The full text of the proposed text amendments is included
in this application as Appendix G, Updated Airport Comprehensive Plan Designation,
and Appendix H, Updated Mixed Use Airport Zoning Designation. These new
designations will allow a broader range of uses including light industrial,
business/commetcial, and residential; the unifying factor is that all these uses ate
aitport related and benefit from locating near an aitport. The new MUA zone would
allow aitport-related residential development as a conditional use. The Port of St.
Helens recognized in the August 9, 2006 adoptions to the Scappoose Industrial
Airpark Airport Master Plan that airport related . .residential development has proven
feasible at select general aviation airports” and. that they are “...supportive of a residential
component adjacent to the Airpark...” '

The requested package of approvals includes the following:

City of Scappoose Comprehensive Plan Text Amendment |

The proposed Comprehensive Plan text amendment will create a new comprehensive
plan designation to address light industrial and airport-related mixed-use development.
The new comptehensive plan designation, Aitport, is intended to be applied to land
surrounding the Scappoose Industrial Airpark. The new designation will accommodate
the existing Public Use Airport Zone, as well as a proposed zone, Mixed Use Airport.
The new designation will not accommodate the existing Light Industrial Zone; this
zone is mote appropriately located in the Industrial comprehensive plan designation.
The Public Use Airport Safety and Compatibility Overlay Zone will be applied to all
property within the Airport Comprehensive Plan designation. Individual property
owners can request the new designation be applied to their property. The City can
request the new designation be applied to property following an annexation or
expansion of the Urban Growth Boundary. In both instances, the appropriate public
process will be followed at the time the comprehensive plan map amendment is
requested; no change to the Comprehensive Plan Map is requested as part of this
application. '
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City of Scappoose Land Use and Development Code Text
Amendment

The Land Use and Development Code text amendment will create a new zone, Mixed
Use Airport (MUA), to address airport-related mixed-use development. The MUA
zone will only be permitted within the proposed Airport Comprehensive Plan
designation. The Public Use Airport Safety and Compatibility Overlay Zone will be
applied to all property zoned MUA. The Public Use Airport Safety and Compatibility
Ovetlay Zone (AO) currently applies to areas near the airport; the proposed text
amendments will not chiange the purpose or current locations of the overlay zone.
Individual property owners must request the new zone be applied to a specific site; the
apptopriate public process will be followed to approve or deny this request. The MUA
zone permits residential dwellings as a conditional use. The AO prohibits residential
uses in the Runway Protection Zone and limits residential uses in the Approach
Surface and Ditect Impact Areas (Table 17.88.1, Scappoose Land Use and
Development Code). The areas where residential uses are prohibited or limited by the
ovetlay zone would be mapped as part of any zone change and take precedence over
the conditional uses permitted by the MUA Zone.

Typically, an amendment to the Zoning Map is requested when an amendment to the
text of the L.and Use and Development Code is requested. However, no amendment
to the Zoning Map is requested as part of this application, meaning the Land Use and
Development Code will contain text for a zoning designation that is not reflected on
the Zoning Map. Within the City of Scappoose, this is not unique; the Heavy Industrial
(HI) Zone is not reflected on the Zoning Map, it exists as text only.

Complete Approval Process for Development in the Proposed
Comprehensive Plan Designation and Zone
The complete approval process offers multiple opportunities for agency and citizen
input. The first step in the approval process is this application, which proposes text
amendments to create a new Comprehensive Plan designation, Airport, and a new
zone, Mixed Use Airport (MUA). No other approval 1s requested at this time.
Following adoption of the text amendments, individual property owners or the City
can apply for a comprehensive plan map and zoning map amendment. Once a specific
site is cotrectly zoned, an individual property owner would apply for a Conditional Use
Permit, for airport related subdivisions, or Site Development Review, for commetcial
ot industrial uses. At each stage of the approval process, the apptoptiate public process
will be followed to approve or deny this request.

Legislative Amendments
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Il Compliance with Applicable City of Scappoose Standards

Organization of Section Il

This section demonstrates how the proposed text amendments comply with the
applicable City of Scappoose approval criteria. Per Section 17.22.020 of the Land Use
and Development Code, the decision standards for a Legislative Compzrehensive Plan
Text Amendment are found in Section 17.160.120 of the Land Use and Development
Code. The ditect citation of each decision standard is below in zZa/ics with a response
detailing what items are used to address the decision standard.

17.160.120 The Standards for the Decision

A. The recommendation by the planning commission and the decision by the council shall be based

on consideration of the following factors:

1. Any applicable statewide planning goals and guidelines adopted under Oregon Revised
Statutes Chapter 197; »

‘Response: The following Statewide Planning Goals are addressed:

* Goall
s Goal2
* Goal3
* Goal4
* Goalb
*  Goal 6
*  Goal7
* Goal 8
* Goal9
* Goal 10
s Goal 11
* Goal12
* Goal 13
* Goal14

Citizen Involvement

Land Use Planning

Agticultural Lands

Forest Lands

Open Space, Scenic and Historic Areas, and Natural
Air, Water and Land Resources Quality

Areas Subject o Natural Disasters and Hazards
Recreational Needs

Economic Development

Housing

Public Facilities and Services

Transportation

Energy Conservation

Usbanization

2. Any federal or state statutes or rules found applicable;

Response: No federal statues or rules were found regarding airport
residential development. Information found when searching for federal
statues and rules primarily related to the Federal Aviation Administration
opinion of residential aitparks. The following state statutes and rules are

addressed:
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*  Statewide Transportation Planning Rule Division 12
— OAR 660-012-0060, Plan and Land Use Regulation Amendments

» Statewide Airport Planning Rule, Division 13,
— OAR 660-013-0010, Purpose and Policy
— OAR 660-013-0100, Airport Uses at Non-Towetred Airports
— OAR 660-013-0110, Other Uses Within the Airport Boundary

* Airport Land Use Compatibility Guidebook from the Oregon
Department of Aviation

3. The applicable comprehensive plan policies and map; and

Response: The following comprehensive plan policies are addressed:

*  Goals and Policies for Economics

*  Goals for Public Facilities and Services

*  Goals and Policies for Transportation

*  Goals and Polices for Housing

*  Goals and Polices for Industrial Land Use Designation

4. The applicable provisions of the implementing ordinances.

Response: All applicable provisions of the irnplementing ordinances are
addressed by the above-listed decision standards.

B. Consideration may also be given to: Proof of a substantial change in circumstances, a mistake,
or inconsistency in the comprebensive plan or implementing ordinance which is the subject of the
application.

Response: Examples of three residential airparks are provided in response to
this decision standard.

Response to Applicable Approval Standards

Direct citations of applicable approval standards are shown in dZalics.
17.160.120  The Standards for the Decision

17.160.120.A. The recormmendation by the planning commission and the decision by the council
shall be based on consideration of the following factors:

17.160.120.A.1.  Any applicable statewide planning goals and guidelines adopted
under Oregon Revised Statutes Chapter 197;

Legislative Amendments
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Response: The applicable Statewide Planning Goals are discussed in
the following narrative. The following atre not applicable to the
proposed text amendments: Goal 15, Willamette River Greenway; Goal
16, Estuarine Resources; Goal 17, Coastal Shorelands; Goal 18,
Beaches and Dunes; and Goal 19, Ocean Resources.

Goal 1 Citizen involvement
To develop a citizen involvement program that insures the apportunity for citizens to
be involved in all phases of the planning process.

Response: This application complies with the citizen involvement
processes included in the City’s acknowledged Comprehensive Plan
and Land Use and Development Code, which 1s consistent with this
Goal. The planning commission and city council will hold public
hearings on the proposed text amendments ptior to adopting any
amendments to the Comprehensive Plan or Land Use and
Development Code; notice will be given by the City 1n accordance with
Section 17.160.025 of the Land Use and Development Code.

Goal 2 Land Use Planning

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.

Response: This application proposes text amendments to the City’s
acknowledged Comprehensive Plan and Land Use and Development
Code. Per Section 17.160 of the Land Use and Development Code,
legislative decisions first require a planning commission hearing and
recommendation to the city council, which then makes a decision
based on said recommendation. Both the planning commission and city
council public hearings are open to the public. The decision made by
the city council will be based upon substantial evidence in the tecord
following public notice, public hearing, and ample opportunities for
coordination among the City and other local and state agencies and
jurisdictions.

Goal 3 - Agriculiural Lands

To preserve and maintain agricultural lands.

Goal 4 Forest Lands 7
To conserve forest lands by maintaining the forest land base and to protect the state’s
Jorest economy by making possible economically efficient forest practices that assure
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the continnous growing and harvesting of forest tree species as the leading use on
Sorest land consistent with sound management of soil, air, water, and fish and
wildlife resources and to provide for recreational opportunities and agriculture.

Goal5 Open Spaces, Scenic and Historic Areas, and Natural
Resources :
To protect natural resources and conserve scenic and historic areas and open spaces.

Response: The new comptehensive plan and zoning designations
created by the proposed text amendments address airport-related
development and will be applied to property located near the
Scappoose Industrial Airpark. Per the City of Scappoose
Comptehensive Plan Map, land located near the airpark is designated
Industrial or Public Use. Per the City of Scappoose Zoning Map, land
located near the airpark is zoned Public Use Airport (PUA) or Light
Industrial (LI). Neither map indicates land located neat the airpark has
been inventotied, planned, ot zoned for agricultural use ot forest use.
No property located near the airpark is acknowledged on a City
Comprehensive Plan Goal 5 1nvertory. Therefore, these Goals are not
applicable to the proposed text amendments.

Goal 6 Air, Water and Land Resources Quality
To maintain and improve the quality of the air, water and land resources of the
state.

Response: The purpose of this goal is to maintain and improve the
quality of the air, water, and land resources of the state. Generally, this
goal requires development to comply with applicable state and federal
ait and water quality standards. It is reasonable to conclude that the
development allowable through the proposed text amendments will be

“able to comply with applicable state and federal environmental quality ‘
standards. Moteovet, it is probable that the mixed-use and residential
development allowed under the proposed comprehensive plan and
zoning designations will have less impact to the quality of air, water,
and land resoutces than the strictly industrial uses currently allowed,
ptimarily due to decreased vehicle miles traveled inherent in a mixed-
use development.

Goal 7Areas Subject to Natural Disasters ohd Haozards
To profect people and property from natural hazards.

Response: The new comprehensive plan and zoning designations
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created by the proposed text amendments address airport-related
development and will be applied to property located near the
Scappoose Industrial Airpark. No property located near the airpark is
located in a known area of natural hazatds or disasters; therefore, it is
reasonable to conclude that development allowable through the
proposed text amendments will not be located in a known area of
natural hazards and disasters. Should an area of natural hazard or
disaster be found as future development occurs, the City-review
process will addtess standards and trestrictions for development in said
area.

Goal 8 Recreational Needs

To satisfy the recreational needs of the citizens of the state and visitors and, where
appropriate, to provide for the siting of necessary recreational facilities including
destination resorts.

Response: The proposed zoning designation, Mixed Use Airport’
(MUA), permits greenways and other open space, such as bicycle and
pedestrian paths and parks. ’

Goal 9 Economic Development
To provide adequate opportunities thronghont the state for a variety of economic
activities vital fo the health, welfare, and prosperity of Oregon’s citizens.

Response: The City prepared a Buildable Lands Inventory and Land
Use Needs Analysis in 2003. The Land Use Needs Analysis
recommends the addition of over 200 gross acres of land for industtial
development to the City and concludes that “The additional land should
allow for a range of industrial activities.” The proposed text amendments do
not eliminate any currently permitted industrial uses; rather, they allow
a broader range of compatible uses than presently allowed by the
Industrial Comprehensive Plan designation and Public Use Airport
(PUA) zoning designation. The proposed text amendments will expand
economic development to include airport-related mixed-use
development and enhance the city’s economic base by adding new
employment opportunities within the city limits.

Property wishing to develop under the proposed text amendments
would first need to request, and receive, approval for an amendment to
the Comprehensive Plan Map and Zoning Map. This would consist of
a separate application and approval process following the standards of
either Chapter 17.162 or Chapter 17.164 of the Scappoose Land Use
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and Development Code. It is likely that a developer would not go to
these lengths unless they were responding to a market demand for a
setvice ot product only permitted under the proposed text
amendments.

Goal 10 Housing
To provide for the housing needs of citizens of the state.

-Response: The City of Scappoose Land Use Needs Analysis, prepared
-in 2003, found that “..smaller housebolds, older households and higher housing
costs are expanding markets for “alternative housing” and reducing the demand for
traditional large-lot single-family development.” and that . .empbhasis bas been
placed on a greater projected need for alternative housing types versus large-lot single-
family residences in the next 20 years.” -

The proposed text amendments will increase the amount of land
available for residential development and add to the vaﬁety of housing
by providing the opportunity to live in a unique neighborhood. The
new comptehensive plan and zoning designations created by the.
proposed text amendments address airport-related development and
will be applied to property located near the Scappoose Industrial
Airpark. The new zoning designation, Mixed Use Airport (MUA), -
permits detached single-family housing. This housing must be airport-
related and, therefore, will be integrated with the surrounding land
uses, which also relate to the airpark, and the transportation options
provided by the atrpark. The new comprehensive plan and zoning
designations do not preclude housing that will accommodate those
with special needs.

Property wishing to develop residential uses under the proposed text
amendments would first need to request, and receive, approval for an
amendment to the Comprehensive Plan Map and Zoning Map. This
would consist of a separate application and approval process following
the standards of either Chapter 17.162 or Chapter 17.164 of the
Scappoose Land Use and Development Code. Once a specific site is
cotrectly zoned, an individual property owner would apply for a
Conditional Use Permit. It is likely that a developer would not go to
these lengths unless they were responding to a market demand for a
product only permitted under the proposed text amendments.
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- Goal 11 Public Facilities and Services
To plan and develop a timely, orderly and efficient arrangement of public facilities
and services to serve as a frameworfk _for urban and rural development.

Response: Future development within the new comprehensive plan
and zoning designations will be required to provide public facilities to
accommodate their growth in accordance with all applicable City
standards and adopted utility and facility plans. Adequate levels of
public facilities will be required to be provided by water lines, sanitary
sewet, storm sewer, and streets at the time of development. The
proposed zoning designation, Mixed Use Airport (MUA), permits
green infrastructure in the form of greenways and other open space,
such as bicycle and pedestrian paths and parks.

Goal 12 Transportation
To provide and encourage a safe, convenient and econontic transportation systerm.

Response: Goal 12 is implemented and interpreted by the Land
Conservation and Development Commission’s (LCDC’s)
Transportation Planning Rule (TPR), OAR 660 Chapter 12, which is
addressed in the Updated Transportation Planning Rule Compliance
Letter, prepared by Dunn Traffic Engineering, and attached as
Appendix 1.

In May 2006, the City processed an annexation and zone change for
property located near the Scappoose Industrial Airpark; see case file
ANX1-06/ZC1-06 titled, Sierra Pacific Communities “Wagner Property”

Annexation and Zone Change. At the time of application, the City of
Scappoose, the Oregon Department of Transportation (ODOT), and
the Oregon Department of Land Conservation and Development
(DLCD) all agreed the Public Use Airport (PUA) zoning designation to
be applied to the annexed property would be consistent with the
Statewide Transportation Planning Rule (TPR) and the City’s 1997

" Transportation System Plan. All three parties also agreed that the
transportation improvements plénned for adjacent streets, such as West

- Lane Road, a designated major collector, would accommodate the
anticipated traffic from the subject site under the PUA zoning ,
designation. The City also acknowledged that improvements to the
roadway network would be required as conditions of approval for
subsequent development proposals submitted for the subject site.

Using the findings of the Sierra Pacific Communities “Wagoner Property”
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Annexation and Zone Change and the Institute of Transportation
Engineers Trip Generation Manual, the Transportation Planning Rule
Compliance Letter, prepared by Dunn Traffic Engineering, concludes
that future development on any site under the proposed MUA (Mixed
Use Airport) zoning designation would not be materially different than
what would be generated under the cutrent PUA zoning designation in
terms of peak-hour vehicle trips. In fact, the letter concludes that
development under the proposed MUA zone could generate less trips
during the weekday a.m. and p.m. peak hours than development under
the cutrent PUA zone. Based on these findings, and based on the fact
that the City of Scappoose, ODOT, and DLCD found no significant
affect or impact on the planned transportation system under the current
PUA zoning, there should be no significant affect or impact under the
proposed MUA zoning. Therefore, the proposed designations are
consistent and in compliance with this goal.

Goal 13 Energy'Conservoﬂon
To conserve energy.

Response: The intent of the proposed text amendments 1s to provide
a location for all manners of airport-related development. For
businesses, the clustering of airport-related development will provide
energy conservation as employees can conveniently carpool, or possibly
“plane-pool”, to wotk. The proposed comprehensive plan and zoning
designations will be applied to land located close to the Scappoose
Industrial Airpatk. As such, businesses that benefit from ait
transportaﬁon and interact strongly with the cluster of aviation-related
businesses located near the airpark will locate here. The airpark is in
close proximity to the existing rail line and Highway 30; easy access is
available to both facilities and principal roadways designated for truck
traffic. Property owners who enjoy aviation as a recreational activity ot
wish to run a home-based business that benefits from air transportation
and interacts strongly with the cluster of aviation-related businesses
located near the airpark will locate here. When interacting, the aviation-
related businesses and aviation enthusiasts will have shorter trips, as
they are located in close proximity to one another. These factors
further enforce the enetgy savings provided by the new designations.

Goal 14 Urbanization

To provide for an orderly and efficient transition from rural to urban land use, to
accommodate urban population and urban employment inside urban growth
boundaries, to ensure effictent use of land, and to provide for livable communities.
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Response: The proposed Airport comprehensive plan designation will
allow a broader range of uses through the creation of 2 new mixed use
zone, Mixed Use Airport. Future development in the proposed zone
will be a good transition from more traditional residential development,
located south of Crown Zelletbach Road, to industtial uses and the
airport because it will have larger lots but allow residential and
employment uses. Future development under the proposed
designations would be required to provide public infrastructure such as
sewer lines, storm drainage lines, water line extensions, and street
improvements in accordance with all applicable standards. This public
infrastructure is proximate and can be expanded in an efficient manner.

17.160.120.A.2.  Any federal or state statutes or ratles Sfound applicable;

Response: The applicable state statutes are discussed in the following
narrative.

Statewide Transportation Planning Rule - Division 12
OAR 660-012-0060, Plan and Land Use Regulation Amendments

(1) Where an amendment to a functional plan, an acknowledged comprehensive
plan, or a land use regulation would significantly affect an existing or
planned transportation facility, the local government shall put in place
measures as provided in section (2) of this rule to assure that allowed land
uses are consistent with the identfied function, capacity, and performance
standards (e.g. level of service, volume to capacity ratio, etc.) of the facility. A
plan or land use regulation amendment significantly affects-a transportation
Sacility 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

(¢)  As measured at the end of the planning period identified in the
adopted transportation system plan:

(A)  Allow land uses or levels of development that would result in
types or levels of travel or access that are inconsistent with the
Sunctional classifwation of an existing or planned transportation
Sfacility;

(B) - Reduce the performance of an existing or planned
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transportation facility below the minimum acceptable
performance standard identified in the TSP or comprebensive
plan; or

(C)  Worsen the performance of an existing or planned
transportation facility that is otherwise projected to perform
below the minimum acceptable performance standard identified
in the TSP or comprebensive plan.

Response: As explained in the Updated Transportation Planning Rule
Compliance Letter, prepared by Dunn Traffic Engineering and
attached as Appendix I, the proposed text amendments to the City’s
Comprehensive Plan and Land Use and Development Code will not
materially change the trip generating potential of development sites
where the new designations are applied. In fact, the letter concludes
that development under the proposed Mixed Use Airport (MUA) zone
would likely generate less weekday a.m. and p.m. peak hour vehicle
trips than development under the current Public Use Airport (PUA)
zone. Therefore, the proposed designations will have no significant
effect on the existing or planned transportation system and would be
consistent with the identified function, capacity, and performance
standards of the facility.

Statewide Airport Planning Rule - Division 13
OAR 660-013-0010, Putpose and Policy

(1) This division implements ORS 836.600 through 8§36.630 and S'tatewide
Planning Goal 12 (Transportation). The policy of the State of Oregon is to
encourage and support the continued operation and vitality of Oregon's
atrports. These rules are intended to promote a convenient and economic
system of airports in the state and for land use planning to reduce risks to
aircraft operations and nearby land uses.

(2)  Eunsuring the vitality and continued operation of Oregon's system of airports
is linked to the vitality of the local economy where the airports are located.
This division recognizes the interdependence between transportation systems
and the communtties on which they depend.

Response: The intent of the proposed text amendments is to provide
a location for all manners of airport-related development. The
proposed comprehensive plan designation, Airport, will be applied to
land located close to the Scappoose Industrial Airpark and will
encompass the existing Public Use Airport (PUA) Zone and the A
proposed Mixed Use Airport (MUA) Zone. The proposed designations
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do not prohibit the continued expansion of the Scappoose Industrial
Airpark and will cluster future airport-related development near
eXiSti;lg airport—relatgd development.

The proposed text amendments will continue to foster favorable
economic conditions and support the business and industrial climate in
Scappoose. The proposed text amendments do not eliminate any
currently permitted industrial uses; rather, they allow a broader range of
development than presently allowed by the Industrial Comprehensive
Plan designation and Public Use Airport (PUA) Zone. The proposed
text amendments will expand economic development to include
airport-related mixed-use development and enhance the city’s
economic base by adding new employment opportunities within the
city limits. The proposed amendments are only to the text of the
Comprehensive Plan and Land Use and Development Code. Any
property wishing to develop under the new comprehensive plan and
zoning designations would first need to request, and receive, approval
for an amendment to the Comprehensive Plan Map and Zoning Map.

OAR 660-013-0100, Aitport Uses at Non-Towered Aitports

Local government shall adopt land use regulations for areas within the airport
boundary of non-towered airports identified in ORS 836.610(1) that authorize the
Jfollowing uses and activities:

(1) -~ Customary and usual aviation-related activities including but not limited o
Lakeoffs, landings, aircraft hangars, tiedowns, construction and maintenance
of airport facilities, fixed-base operator facilities, a residence for an airport
carelaker or security officer, and other activities incidental to the normal
operation of an airport. Residential, commercial, industrial, manufacturing,
and other uses, except as provided in this rule, are not customary and nsnal
aviation-related activities and may only be anthorized pursuant to OAR
660-013-0110. ’

(2)  Emergency Medical Flight Services, including activities, aircraft, accessory
structures, and other facilities necessary to support emergency transportation

Jfor medical purposes. "Emergency Medical Flight Services" does not include
hospitals, medical offices, medical labs, medical equipment sales, and similar
~ wuses. ,

3 ) Law Enforcement and Firefighting Activities, including aircraft and ground
based activities, facilities and accessory strotctures necessary to support federal,
state or local law enforcement and land management agencies engaged in law
enforcement or firefighting activities. These activities tnclude transport of
personnel, aerial observation, and transport of equipment, water, fire
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#)

)

©)
(7)

(8)

@)

retardant and supplies. :

Flight Instruction, including activities, facilities, and accessory structures
located at airport sites that provide education and training directly related to
aeronautical activities. ""Flight Instruction”" does not include schools for flight
attendants, ticket agents, or similar personnel.

Aireraft Service, Maintenance and Training, including activities, facilities,
and accessory structures provided to teach aircraft service and maintenance
skills, maintain, service and repair aircraft and aircraft components, but not
including activities, structures, and facilities for the manufacturing of atreraft
for sale to the public or the manufacturing of aircraft related products for sale
to the public. " Aircraft Service, Maintenance and Training'" includes the
construction of aircraft and aircraft components for personal use. The
assembly of aircraft and atrcraft components is allowed as part of servicing,
maintaining, or repairing aircraft and aircraft components.

Aircraft Rental, including activities, facilities, and accessory structures that
support the provision of aircraft for rent or lease to the publi.

Aircraft Sales and the sale of aeronantic equipment and supplies, including
activities, facilities, and accessory structures for the storage, display,
demonstration and sale of aircraft and aeronautic equipment and supplies to
the public.

Aeronantic Recreational and Sporting Activities, including activities,
Sacilities and accessory structures at arrports that support recreational use of
aircraft and sporting activities that require the use of atrcraft or other devices
used and intended for use in flight. Aeronantic Recreation and Sporting
Activities on airport property shall be subject to approval of the airport
sponsor. Aeronautic recreation and sporting activities include but are not
limited to: fly-ins; glider flights; hot air ballooning, ultralight aircraft flights;
displays of aircraft; aeronantic flight skills contests; gyrocopter flights; flights
carrying parachutists; and parachute drops onto an airport. As used in this
rile, parachuting and parachute drops includes all forms of skydiving.
Parachuting businesses may be allowed only where they have secured approval
to use a drop one that is at least 10 contignons acres. A local government
may establish a larger size for the required drop zome where evidence of missed
landings and dropped equipment supports the need for the larger area. The
configuration of 10 acre minimum drop zome shall roughly approsimate a
square or circle and may contain structures, trees, or other obstacles if the
remainder of the drop ome provides adequate areas for parachutists to safely
land.

Crop Dusting Activities, including activities, facilities and structures accessory
to crop dusting operations. These include, but are not limited to: aerial
application of chemucals, seed, fertilizer, pesticide, defoliant and other
activities and chemicals used in a commercial agricultural, forestry or
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rangeland management setting.

(10) Agricultural and Forestry Activities, including activities, facilities and
accessory structures that qualify as a "farm use" as defined in ORS
215.203 or "farming practice” as defined in ORS 30.930.

(11) * Air passenger and air freight services and facilities at public use airports at
levels consistent with the classification and needs identified in the state ASP.

Response: This section details uses that require a location on or
adjacent to airport property and must be permitted within the airport
boundaty per OAR 660-013-0040, Aviation Facility Planning
Requirements. The proposed zone, Mixed Use Airport (MUA)
prohibits some of these uses. When an individual property owner or
the City requests a zone change to MUA, the airport boundary will be
mapped as part of the application. The MUA zone will not be applied
- within the airport boundary.

OAR 660-013-0110, Other Uses Within the Airport Boundary

Notwithstanding the provisions of OAR 660-013-0100, a local government may
authorize commercial, industrial, manufacturing and other uses in addition to those

Misted in OAR 660-013-0100 within the airport boundary where such uses are
consistent with applicable provisions of the acknowledged comprebensive plan,
statewide planning goals and LCDC administrative rules and where the uses do not
create a safety hazard or otherwise limit approved airport uses.

Response: This section grants authority to the City to approve the

' proposed text amendments provided they are consistent with the
applicable provisions-of the acknowledged comprehensive plan,
statewide planning goals, and Land Conservation and Development
Commission administrative rules, and do not create a safety hazard or
otherwise limit approved airport uses. This application demonstrates
that the proposed text amendments are consistent with the above-listed
standards. ‘

" Aitport Land Use Compatibility Guidebook from the Oregon
Department of Aviation

Response: The purpose of this document is to provide a
comprehensive soutce of information that can be used as a guide to
preserve aviation facilities and provide for the safety of individuals near
these airports through the use of compatible land uses. The guidebook
does not indicate that residential developments are incompatible with

Legislative Amendments :
(Final Submittal) , o ’ 7 15
‘ ; : : ' ofak
LA Proiect\ 13900\ 13927\ Plannine\ Incompletness\ 13927-Narrative.Incomplete Updated052307_FinalCopy to City.doc



airports. However, it does suggest that residential development neat an
airport should be low density. The minimum permitted lot size in the
proposed zone, Mixed Use Airport (MUA), is 10,000 square feet; this
lot size is generally considered low density in a residential zone.

The guidebook does raise two primary concerns regarding residential

development near an airport; noise impacts and safety. Table 1-1, Land

Use Troubleshooting Matrix, suggests a hold harmless agteement/ fair

disclosure statement to address the noise concerns of residential

development residents. The table also suggests that the local

jurisdiction has a comprehensive plan to address the safety concerns of
_ residential development near an airpott.

The proposed zone, MUA, requires an avigation easement and a
disclosure statement prior to the issuance of a building permit for new
construction. The avigation easement grants unobstructed flight in the
airspace and prohibits any structures, growth, or other obstructions
from penetrating the approach surface and provides a right-of-entry to
remove mark, or light any structure or any such obstruction and must
be dedicatéd to the atrport sponsor. The disclosure statement
acknowledges that the property is located in close proximity to the
airport and signifies the ownet’s awareness of the associated noise
levels, vibrations, fumes, dust, fuel, fuel particles, and other effects that
may be caused by aircraft operations on or near the airport and must be
recorded in the County records.

Table 3-4, Compatible Land Uses per FAR (Federal Aviation
Regulation) Part 77 Surfaces and FAA Safety Areas, offers a
comparison of the compatibility of land uses with FAR Part 77
Surfaces and FAA Safety Areas. FAR Part 77 establishes, in part, the
standards and notification requirements for determjnihg obstructions in
navigable airspace. The table shows land uses and with what surfaces
and areas the land use is generally compatible, incompatible, or not
cleatly compatible or incompatible, thereby requiring specific study.
The table lists the following surfaces and areas: primary surface,
transitional surface, horizontal surface, conical surface, approach
surface, and runway protection zone. Chapter 17.88, Public Use
Airport Safety and Compatibility Overlay Zone, of the City of

A Scappoose Land Use and Development Code, provides definitions for
the above listed surfaces and areas; these definitions are found in

Appendix E.
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These surfaces have been delineated for the Scappoose Industrial
Airpark and made part of the City of Scappoose’s zoning map. The
property within these limits is subject to the requirements of the Public
Use Airpott Safety and Compatibility Overlay (AO) zoning

- designation.

Table 3-4 of the Aitport Land Use Compatibility Guidebook indicates
that residential development is compatible with the conical surface, and
not compatible with the primary or transitional sutrfaces and the RPZ;
specific study is required for the horizontal and approach sutfaces. The
proposed comprehensive plan and zoning designations address the
compatibility of all development, not just residential, with the surfaces
and areas listed above. Future development occurring under the
proposed designations is restricted to a maximum building height of 35
feet; accessory buildings are restricted to a magimum height of 22 feet.
The proposed zone, MUA, requires permitted uses, activities, facilities
and structures to comply with the requirements of the AO Zone and
that, in the event of a conflict between the requirements of the zones,
the requirements of the overlay zone controls. In addition, the

_proposed zone does not permit any structures to penetrate an airport
imaginary surface as outlined in Chapter 17.88 of the Scappoose Land
Use and Development Code, Public Use Airport Safetyb and
Compatibility Ovetlay (AO) Zone.

17.160.120.A.3. The applicable comprehensive plan policies and map; and

Response: The applicable Comprehensive Plan policies are discussed
in the following narrative. '

Goals for Economics
1. Maintain conditions favorable for a growing, healthy, stable, and diversified
business and industrial climate.

2. Establish greater local control over the density of local economic development.

3. Allow the free market economy to operate with an absolute minimum of
restrictions. '

Response: The proposed text amendments will continue to maintain
favorable economic conditions and support the business and industtial
climate in Scappoose. The proposed text amendments do not eliminate
any currently permitted industrial uses; instead, they allow a broader
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range of development than presently allowed by the existing zoning.
The proposed text amendments will expand economic development to
include airport-related mixed-use development and enhance the city’s
economic base by adding new employment opportunities within the
city limits. The proposed amendments are only to the text of the
Comprehensive Plan and Land Use and Development Code. Any
property wishing to develop under the proposed text amendments
would first need to request, and receive, approval for an amendment to
both the Comprehensive Plan Map and the Zoning Map. The
proposed text amendments will grant the City greater local control over
the density of economic development as it will have the opportunity to
review all develdpment app]ications.

Policies for Economics
1. Matke sufficient land available for the anticipated expansion of commercial
and industrial activities. :

Response: The proposed text amendments allow for the
expansion of airport-related commercial and industrial activities;
indeed, they allow a broader range of development than presently
allowed by the Industrial Comprehensive Plan designation and
Public Use Airport (PUA) zoning designation.

2. Encourage the preservation, inprovement 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.

3. Encourage the filling of vacancies in the present commercial strips, fogether
with design features that would reduce conflict with traffic flow, such as
frontage roads and single access joint off of the street parking.

Response: The proposed text amendments apply specifically to
airport-related development and will not apply to or degrade the
existing business district or commercial strips of the city. Therefore,
these policies are not applicable to the proposed text amendments.

4. Encourage the expansion of employment opportunities within the urban area,
so residents can work within their communtty as well as commute to jobs
outside the County. ‘

Response: The proposed text amendments allow for the
expansion of airport-related commercial and industrial activities
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within the urban area and will provide employment opportunities
within the city limits.

5. Promote pollution free industrial development necessary to provide a balanced
tax: base for the operation of local government services.

Response: The proposed text amendments apply to airport-
telated development, including mixed-use and residential. It is
likely that these types of airport-related development will be
lower-pollution than the currently allowed industrial only uses.
The city’s tax base will be bolstered by the proposed text
amendments through development and the provision of
employment opportunities for city residents.

6. Cooperate with other agencies, interest groups and businesses in efforts to
develop program strategies for improving the local economy.

Response: Development under the proposed text amendments
will, at a minimum, require cooperation and coordination

- amongst the property owner, the developer, the City, and Port of
St. Helens. At the time of development, as applicable,
coordination may occur with other governmental organizations,
interest groups, and businesses.

7. Assist in programs to attract desirable industries in terms of diversification,
labor-intensiveness, and non-pollution rather than accept any industry which
may wish to locate bere; addzitionally, to prohibit industries with excessive

levels or pollution or other undesirable effects which wonld cancel possible
economic benefits or threaten the excisting quality of living.

Response: The proposed text amendments do not eliminate any
currently permitted uses; rather, they allow a more diverse range
of development than presently allowed by the Industrial
Comprehensive Plan designation and Public Use Airport (PUA) .
zoning designation. The proposed text amendments will expand
economic development to include airport-related mixed-use
development. It is likely that these types of airport-related
development'wﬂl have a variety of labor intensiveness and be
lower pollution than the currently allowed industrial only uses.

8. Work with local mining industries to rebabilitate the gravel pits so that there
-~ will be an efficient use of land and the pits will not be an eyesore.
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9. Work with Department of Environmental Quality and Fish and Wildlife in
enacting controls and performance standards for industrial operations to
reduce the possibility of excessive impact upon the environment.

10.  Work with Department of Environmental Quality and Fish and Wildlife in
enacting controls and performance standards for industrial operations to

reduce the possibility of excessive impact upon the environment.
{Within the Comprehensive Plan, these policies have the sime text.}

Response: The proposed text amendments apply to airport-related
development only. They will not apply to the gravel pits located within
the city or address performance standards for industrial operations.
Therefore, these policies are not applicable to the proposed text
amendments.

11, Identify special locations for industrial activities that will assist in energy
conservation; specifically, industries should be clustered:

a. Close to excisting rail lines.
b. To allow for employees to use carpools.

Response: The clustering of all manners of airport-related
development will provide energy conservation as employees can
conveniently carpool, or possibly “plane-pool,” to work. The
proposed comprehensive plan and zoning designations will be
applied to land located close to the Scappoose Industrial Airpark.
Businesses that benefit from air transportation and interact
strongly with the cluster of aviation-related businesses located
near the airpark will locate here, further enforcing the energy
savings and synergy of the new designations.

The airpark is in close proximity to the existing rail line and
Highway 30; easy access 1s available to both facilities and
principal roadways designated for truck traffic.

12.  REMOVED
{Within the Comprehensive Plan, this policy has been removed.}

13. Coordinate its plans for public facilities to accommodate expected industrial
and residential growth. '
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Response: Future development within the new comprehensive
plan and zoning designations created by the proposed text
amendments will be required to provide public facilities to
accommodate their growth in accordance with all applicable City
standards. Adequate levels of public services, including water,
sanitary sewet, storm sewer, and streets, will be provided at the
time of future development. Public water is located in West Lane
Road; future development can connect here and loop service
through the development site. Sanitary sewer is located adjacent
to the west and south sides of the airport; future development
can connect at this location. Storm sewer will be managed on a
site-by-site basis. Franchise utilities are available at the
intersection of West Lane Road and Crown Zellerbach Road and
will be extended north as demand requires.

14.  Linut the amount of time the City has fo review site design review proposals
to prevent unreasonable delays for commercial and industrial enterprises.

15.  Encourage design features on Highway 30 that reduce conflicts with traffic
Sflow, as congestion and traffic hazards can only hinder local economic
development. :

16.  Encourage energy saving building practices in future commercial and
industrial buildings. '

Response: The proposed text amendments apply to airport-related
development. They do not address the process for design review,
processes, development on or adjacent to Highway 30, ot building
practices. Therefore, these policies are not applicable to the proposed
text amendments.

17.  REMOVED
{Within the Comprehensive Plan, this policy has been removed.}

Goals for Public Facilities and Services
1. Provide the public facilities and services which are necessary for the well being
of the community and which help guide development into conformance with the
» Comprebensive Plan.

Response: Adequate levels of public facilities, in accordance
with applicable City standards, will be required and provided at
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the time of future development. These public facilities include
public water, sanitary sewet, storm sewet, and streets.

2. Direct public facilities and services, particularly water and sewer systems, into
the urban growth area.

Response: The new comprehensive plan and zoning
designations will only be applied to property within the urban
growth boundary, thereby directing public facilities and services
within the urban growth area.

3. Ensure that the capacities and patterns of utilities and other facilities are
adequate fo support the residential densities and intensive land use patterns of
the Comprebensive Plan.

Response: Future development within the new comprehensive
plan and zoning designations created by the proposed text
amendments will be required to conform to adopted utility and
facility plans. The City, through its long range planning efforts
and review of development applications, will determine the
residential densities and intensive land use patterns of the
Comprehensive Plan.

4. Avoid the provision or expansion of public utilities and facilities in sparsely
settled non-urban areas, when this wonld tend to encourage development or
intensification of uses, or to create the need for additional urban services.

Response: The new comprehensive plan and zoning
designations will be applied to property located near the
Scappoose Industrial Airpark. The area west of the aitpark has
recently experienced significant growth. The area east of the
airpark, currently outside the city limits and urban growth
boundary, is in close proximity to existing urban areas within the
city limits such as the residential neighborhood located south of
Crown Zelletbach Road.

5. Integrate schools with land use, transportation and recreation in order to
realize their optimum value for local residents.

Response: The proposed text amendments ate intended to
provide a location for airport-related development; therefore,
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schools are not a permitted use within the new zoning
designations.

6. Create and maintain ample places for recreation in Scappoose.

Response: The proposed zoning designation, Mixed Use Airport
(MUA), permits greenways and other open space, such as bicycle
and pedestrian paths and parks.

7. Provide an effective law enforcement system responsive to the needs of the
public as well as the rights of the individual.

8. Reduce the loss of lives and property from fire and minimize the hagards of
structural, equipment, and material exposure o fire risks through building
and fire codes:

Response: Future development within the proposed comprehensive
plan and zoning designations would be required to comply with all
applicable city, county, state, and federal standards; this includes all
applicable standatds relating to fire safety. The proposed Mixed Use
Airport (MUA) zoning designation would require residential
subdivisions ot partitions to grant emergency vehicle access to ptivate
taxiways in the form of emergency access easements on the final plat.

9. Provide library services capable of meeting the needs of area residents.

Response: Libraries are not a permitted use within the new
designations; the proposed text amendments are intended to
provide a location for airport-related development.

10.  Work with the County in the effective management of the disposal of solid
wastes.

Response: Future development within the new comprehensive
plan and zoning designations created by the proposed text
amendments will be required to conform to the utility and facility
plans adopted by the City, including the effective management of
the disposal of solid wastes.

11, Insure that the green infrastructure is regarded as equally important as the
gray infrastructure recognizing the urban forest, watersheds, ridgelines and
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open spaces as equally important to our well being and bealth as utilities,
roads and sewers.

Response: The proposed text amendments allow a more diverse
range of development than presently allowed by the Industrial
Comprehensive Plan designation and Public Use Airport (PUA)
zoning designation. Generally the light industrial development
occurring in the PUA Zone requires the removal of all trees to
accommodate large building footprints and paved circulation and
parking areas. The flexibility of uses permitted in the proposed

- zoning designations should allow a greater number of trees to be
preserved. It is envisioned that future development will preserve
existing trees in groves to support their continued health and
incotporate the groves into the development layout. The
proposed zoning designation, Mixed Use Airport (MUA), permits
greenways and other open space, such as bicycle and pedestrian
paths and parks as outright permitted uses.

Goals for Transportation
1. To develop and maintain diverse methods for moving people and good which
are:

A. Responsive to the needs and preferences of individuals, business and
industry;

B.  Suitably integrated into the fabric of the urban community; and

C.  Safe, rapid, economical and conventent to use.

Response: The intent of the proposed text amendments is to
provide a location for all types of airport-related development.
The proposed comprehensive plan and zoning designations will
be applied to land located near the Scappoose Industrial Airpark,
making ait transportation rapid, economical, and convenient to
use. In addition, the existing street network provides rapid,
economical, and convenient access to Highway 30 and
downtown Scappoose. The unifying factor, and what makes the
broad range of uses allowed by the proposed designations
compatible, is that each use has a direct relationship to the
Scappoose Industrial Airpark. Businesses that benefit from ait
transportation and interact strongly with the cluster of aviation-
related businesses located near the airpark and property ownets
who enjoy aviation as a recreational activity or wish to tun a
home-based business that benefits from air transportation and
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interacts strongly with the cluster of aviation-related businesses
located near the airpark will Jocate here. These businesses and
mdividuals have a strong preference for locating near an airport;
the proposed designations provide the means for them to do so.

2. To remove existing congestion and prevent future congestion so that accidents
and travel time would be reduced.

Response: The proposed comprehensive plan and zoning
designations will not have a detrimental effect on traffic
circulation issues.

3. To create relatively traffic-free residential areas.

Response: The proposed comprehensive plan and zoning
designations do not address traffic in residential areas. Therefore, -
this goal is not applicable to the proposed text amendments.

4. To strengthen the economy by factlitating diverse means for transporting
tndustrial goods.

Response: The mtent of the proposed text amendments is to
provide a location for all manners of aitport-related development.
The proposed text amendments will be applied to propetty
located near the Scappoose Industrial Airpark. They will increase
the vatiety of airport-related business able to locate near the
airpark and transport their goods more readily. The airpark is in
close proximity to the existing rail line and Highway 30. Both
transportation facilities are accessible without difficulty via West
Lane Road and Crown Zellerbach Road.

5. To develop and maintain a road network that is an asset fo existing
commercial areas.

Response: The proposed comprehensive plan and zoning
designations do not address commercial uses. Therefore, this goal
is not applicable to the proposed text amendments. However,
future development within the proposed comprehensive plan and
zoning designations are not precluded from complying with
Section 17.154, Street and Utility Improvement Standards, of the
Land Use and Development Code. !
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6. To provide a more reliable basis for planning new public and private
developments whose location depends upon transportation.

Response: The proposed comprehensive plan and zoning
designations will be applied to land located close to the
Scappoose Industrial Airpark and allow the clustering of airport-
related uses. The unifying factor, and what makes the broad range
of uses allowed by the proposed designations compatible, is that
each use has a relationship to the Scappoose Industrial Airpark.
Businesses that benefit from air transportation and interact
strongly with the cluster of aviation-related businesses located
near the airpark and property owners who enjoy aviation as a

. tecteational activity or wish to run a home-based business that
benefits from air transportation and interacts strongly with the
cluster of aviation-related businesses located near the airpark will
locate here.

7. To cooperate closely with the County and State on transportation matlers.

Response: The proposed comprehensive plan and zoning
designations do not address cooperation between jurisdictions.
Therefore, this policy is not applicable to the proposed text
amendments.

8. To assure that roads have the capacily for expansion and extension to meet
Sfuture demands.

9. To insure the paths of future arterial rights-of-way are preserved.

Response: The proposed text amendments do not preclude future
development from complying with Section 17.154, Street and Utility
Improvement Standatds, of the Land Use and Development Code ot
planned projects identified in the City’s Transportation System Plan.

10.  To encourage energy conservation modes of transit such as car pooling.

Response: The proposed comprehensive plan and zoning
designations do not address energy conservation modes of
transit. However, it is noted that the clustering of airport-related
development will provide energy conservation as employees can
conveniently carpool, or possibly “plane-pool,” to work. The
proposed comprehensive plan and zoning designations will be
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applied to land located close to the Scappoose Industrial Airpark.
11. To provide special protected routes for walking and bicycling.

Response: The proposed text amendments do not preclude the -
ptovision of pedesttian paths and bikeways. In fact, the proposed
zoning designation, Mixed Use Airport, includes greenways,
patks, other open space, and bicycle and pedestrian paths as
outtight permitted uses. :

12.  Enbance the aesthetics of all streets and roadways through planting and
mainienance of Street trees.

Response: The proposed comprehensive plan and zoning
designations do not preclude future development from
complying with Section 17.104, Street Trees, of the Land Use and
Development Code.

13. Work with the Port of St. Helens to maintain the continuing viability of the
Scappoose Industrial Airpark. ‘ '

Response: The proposed comprehensive plan designation,
Airportt, will be applied to land located near the Scappoose
Industrial Airpark and will encompass the existing Public Use
Airport (PUA) Zone and the proposed Mixed Use Airport
(MUA) Zone. The proposed designations allow a variety of
airport-related light industrial, business, and residential uses. The
proposed comptehensive plan designation states that
“..restdential development at the Scappoose Industrial Airpark will require
exploration of options and cooperation with the private sector.” All mannets
of future airport-related development will necessitate a joint
effort with the Port of St. Helens to further the continued
viability of the airpark.

Policies for Transportation

1. Require all newly established streets and bighways to conform to Scappoose
Municipal Code requirements for width, alignment, design and construction,
and require existing one way. streets to be upgraded to Scappoose Municipal
Code requirements for alignment, design and construction prior to conversion
to two way traffic.
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Response: The proposed text amendments do not preclude
future development from complying with Section 17.154, Street
and Utility Improvement Standards, of the Land Use and
Development Code or the City’s Transportation System Plan.

2. Review diligently all subdivision plats and road dedications to insure the
establishment of a safe and gfficient road system.

3. Cooperate with County and State plans to improve transportation facilities —
especially on Highway 30.

4. Regulate signs and sign lighting along major routes to avoid distractions for
17201071515 '

5. Work with private rail companies and the Oregon Department of
Transportation Rail Division to improve the safety at railroad crossings.

6. Reégulate the expansion of commercial enterprises along Highway 30 to limit
traffic hazards and congestion.

Response: The proposed comprehensive plan and zoning designations
do not address City process, cooperation between jurisdictions or
specific improvements to Highway 30, signs and sign lighting 1n any
location, railroad issues, or commercial uses along Highway 30.
Therefore, these policies are not applicable to the proposed text
amendments.

7. Adopt and comprebensively implement the Scappoose Transportation System
Plan and improve the local circulation network by requiring recornmended
road improvements at the time of approval of each development application.

8. Regulate or prevent development within areas which will be needed for future
collector streets for widening rights of way.

Response: The proposed comprehensive plan and zoning designations
do not preclude future development planned projects identified in the
City’s Transporttation System Plan occurring under the new zoning
designation to comply with Section 17.154, Street and Utility
Improvement Standards, of the Land Use and Development Code or
planned projects identified in the City’s Transportation System Plan.

Legislative Amendments
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9. Encourage a car pooling program (possibly by utilizing City Hall as an

tnformation center. :
10.  Design a transportation system that keeps in mind energy conservation.

Response: The proposed comprehensive plan and zoning designations
do not address a city-wide carpooling program ot the design of a city-
wide transportation system. However, it 1s noted that the clustering of
airport-related development will provide energy conservation as
employees can conveniently carpool, or possibly “plane-pool,” to work.
The proposed comprehensive plan and zoning designations will be
applied to land located close to the Scappoose Industrial Airpark. As
such, businesses that benefit from air transportation and interact
strongly with the cluster of aviation-related businesses located near the
airpark and propetrty owners who enjoy aviation as a recreational
activity or wish to run a home-based business that benefits from air
transportation and interacts strongly with the cluster of aviation-related
businesses located near the airpark will locate here, further enforcing
the enetgy savings provided by the new designations.

11.  Work with the Port of St. Helens on thetr plans for the Scappoose Industrial
Airpark, as well as for industrial development and transportation. Apply
appropriate Joning designations to ensure that land identified for airport use
in the 2004 Scappoose Industrial Airpark Master Plan (as amended
Aungust 9, 2006) is utilized for airport-related development.

Response: The intent of the proposed text amendments is to
provide a location for all manners of airport-related-development.
The proposed comprehensive plan and zoning designations will
be applied to land surrounding the Scappoose Industtial Airpark
and will encompass the existing Public Use Airport (PUA) Zone
and the proposed Mixed Use Airport (MUA) Zone; the Public
Use Airport Safety and Compatibility Ovetlay (AO) Zone will
continue to apply to these properties. The Scappoose Industrial
Airpark Airport Master Plan recognizes that with the AO zoning
designation “..the City has appropriately addressed the land use that is
within their jurisdiction around the airport.”

The Scappoose Industtial Airpark Airport Master Plan states that
“The most notable trend in general aviation is the continued strong use of
general aviation aireraft for business and corporate nses.” In addition,
language was adopted on August 9, 2006 regarding airport
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12.

13.

residential development. The adopted language states the
following: “Residential airparks at select general aviation airports have
proven feasible. It is already happening at 30 public use airports across the
country with multiple airport residential developments currently in the
planning stages. These airports have residential airparks adjacent fo the
airport land and have developed through-the-fence agreements to facilitate
runway access.” and “The Port of St. Helens Board of Commiissioners is
supportive of a residential component adjacent to the Airpark and is willing
to work with the private sector to provide residential development with airport
access, if reasonable and customary terms and conditions are adopled that will
provide appropriate protection for the atrport and will enbance its viability.”
The proposed designations allow a variety of airport-related light
industrial, business, and residential uses. Detached single-family
housing must be approved through the conditional use permit
process; this is to give the City flexibility in their review of
airport-related residential uses.

The proposed designations will permit the continued expansion
of the Scappoose Industrial Airpark and will cluster future
airport-related development near the airpark and existing airport-
related development. Based on Exhibit 3B, Landside
Development Alternative, of the Scappoose Industrial Airpark
Airport Master Plan, the majority of growth planned by the
airport will occur to the east. Growth to the west is limited to
hangar construction and an industrial business park (see Exhibit
3C) on land within the current airport property limits. Exhibit 3B
also Hlustrates the acquisition of land adjacent to the western

- airport property line. This acquisition will depend on individual

property owners; the proposed designations do not preclude this
expansion.

Enconrage the design features that would reduce conflict with traffec flow, such
as frontage roads and single access joint off-street parking.

Response: The proposed comprehensive plan and zoning
designations do not address specific design features as these items
are more appropriately reviewed as part of a land development '
application. Therefote, this policy is not applicable to the
proposed text amendments. ‘

Control street intersections, rail crossings, and the construction of industrial,
commercial and residential drives at the Columbia River Highway (Highway
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30) per the plans and policies detarled within the Oregon Highway Plan, the
Portland-Astoria (Highway 30) Corridor Plan, the Scappoose
Transportation System Plan, and the Scappoose Public Works Design
Standards and Specifications in order to regulate traffic patterns and promote
safety. The means to do this shall include, but is not limited to: closing,
combining, or limiting the number of access points; encouraging safe setbacks
from the highway and rail corridor right-of-way; enconraging the construction
planned development centers or “cluster” developments; and utilizing frontage
road and access collection points as much as possible.

14.  Review the street standards of the City of Scappoose to make sure that they
are adequate but not exessive.

Response: The proposed comprehensive plan and zoning designations
address airport-related development and do not address development
along Highway 30 or City street standards. Therefore, these policies are
not applicable to the proposed text amendments.

15, Develop a system of pedestrian paths and bikeways, encouraging their
construction through the Development Code.

Response: The proposed comprehensive plan and zoning -
~ designations do not address the development of pedesttian paths
and bikeways. However, it is noted that the proposed text
amendments do not preclude the provision of pedestrian paths
and - bikeways. In fact, the proposed zoning designation allows
greenways, parks, other open space, and bicycle and pedestrian

paths as outright permitted uses. ' T

16.  The 1989-1994 Six Year Highway Improvement program contains projects
within the Scappoose Urban Growth Boundary. The City will coordinate
with ODOT to implement the Six Year Highway Improvement Program.

Response: The proposed comprehensive plan and zoning
designations do not address the Six Year Highway Improvement
Program; this is more appropriately addressed as part of a
development application. Therefore, this policy is not applicable
to the proposed text amendments.

17. Implement street design standards requiring planting strips for street trees and
appropriate mechanisms for mitigating potential damage to ntilities and

paving.
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Response: The proposed comprehensive plan and zoning
designations do not preclude development occurring under the
new zoning designations to comply with Section 17.154, Street
and Utility Improvement Standards, of the Land Use and
Development Code.

Goals for Housing

1.

Increase the quantity and guality of housing for all citizens.

Response: The proposed text amendments will increase the
quantity of housing within the city by permitting detached single-
family homes; the proposed text amendments will add to the
city’s variety of housing by providing opportunities for unique
living environments that relate to aviation.

Locate housing so that it is fully integrated with land use, transportation and
public facilities.

Response: The new comprehensive plan and zoning
designations created by the proposed text amendments address
airport-related development and will be applied to property
located neat the Scappoose Industrial Airpark. The new zoning
designation, Mixed Use Airport (MUA), permits detached, single-
family housing. This housing must be airport-related and,
therefore, will be integrated with the surrounding land uses,

which also relate to the airpark and the transportation options

be required to be provided by water lines, sanitary sewer, storm
sewet, and streets at the time of development.

Concentrate high-density multi-family dwellings in a few areas of the City
and distribute low density multi-faniily dwellings throughout the Ctty.

Response: The proposed comprehensive plan and zoning
designations do not address ot permit multi-family housing.
Therefore, this goal is not applicable to the proposed text
amendments.

Protect residential areas from conflicting land uses, unnecessary through
traffic, or other undesirable influences.

Legislative Amendments

(Final Submittal)

32

otak
VAPONT N nteen T mminelate TTndatedNS2307 FinalCoby to Citv.doc



T el 2N 12097 Ninventivee Tacamnlete [ Thdated52307 FinalCopy to Cify.doc

Response: The proposed zoning designation, Mixed Use Airport’
(MUA), permits detached, single-family housing. This housing
must be aitport-related and, thetefore, will be compatible with
surrounding land uses. Future development applications will
address site-specific traffic issues. »

- Policies for Housing
.

Maintain adeguate Zoning, subdivision, and building codes to belp achieve
the City’s bousing goals.

Response: The proposed text amendments address airport-
related development and help achieve the City’s housing goals as
desctibed above. ‘ '

Limit bousing in hazardous areas as well as in significant fish and wildlife
areds.

Response: The proposed comprehensive plan and zoning
designations will be applied to property located near the
Scappoose Industrial Airpark. Per the City of Scappoose Zoning
Map, no land designated FWW (Sensitive Lands-Fish and
Riparian Corridor Overtlay) is located near the airpark. The
Zoning Map does not llustrate the additional sensitive lands
designations recognized by the City and included in the Land Use
and Development Code: Flooding, Wetlands, and Slope Hazard.

Ei-zcoumge high-density multi-family dwellings in a few areas of the City and

Work with all interested agencies and organizations to factlitate housing
conservation and construction, and to improve sub-standard dwellings;
moreover, fo encourage and cooperate with all efforts to provide adequate
bousing for those with special needs.

Perrmit multi-family dwe//z'ng.f’ which conform to the following general
conditions and criteria:

A They should not be so large or close to single-family dwellings as to
block their sunlight or to unduly interfere with an established, well-
- maintained single-family neighborbood.
B.  They should include ample open space or recreational facilities for their
residents as well as ample off-street parking and adegnate access.
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C.  They should not adversely affect the design capacities of the sewer,
water, drainage or street systems as determined by the City Engineer.
D.  They should be enconraged in areas close to commercial centers.

6. Permit mobile homes only in mobile home parks and subdivisions within the
City limits; they shall be developed so that they conform to the following

general conditions:

A. They should not interfere with an established well-maintained single-
Sfamily neighborhood.

B.  They should include ample open space or recreational facilities for their
residents as well as ample off-street parking and adequate access.

C.  They should not adversely affect the design capacities of the sewer,

' waler, drainage or street systems as determined by the City Engineer.

7. Ensure that subdivision provide a full array of public services at the expense
of the developer.

Response: The new comptehensive plan and zoning designations
proposed by the text amendments address airport-related development
and will be applied to propetty located near the Scappoose Industrial
Airpatk. The proposed zoning designation, Mixed Use Airport (MUA),
permits outright greenways and other open space, including bicycle and
pedestrian paths and pdrks. Detached, single-family housing is
permitted as a conditional use; housing that will accommodate those
with special needs is not precluded. Multifamily housing is not
permitted; therefore, Policies 3 and 5 are not applicable to the

- ptoposed text amendments. -

Currently, no established single-family neighborhoods are located north
of Crown Zellerbach Road or east of West Lane Road. Given that this
is the area where the proposed zoning designations will be applied,
there will be no direct interference with any established single-family
neighborhoods. All partitions and subdivisions within the proposed
MUA Zone will be required to comply with Section 17.130,
Conditional Use, and Section 17.150, Land Division — Subdivision of
the Land Use and Development Code. Future development
applications will address site-specific public facility issues.

8. Re-evalnate City ordinances and, where possible, streamline administrative
and requirements in order to reduce development costs.

Legislative Amendments
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10.

12.

Response: The proposed compztehensive plan and zoning
designations apply to airport-related development, not City
process. Therefore, this policy is not applicable to the proposed
text amendments.

Encourage energy efficient housing patterns in residential developments.

Response: The mtent of the proposed text amendments is to
provide a location for all manners of airport-related development,
including residential. The proposed comprehensive plan and
ioning designations will be applied to land located close to the
Scappoose Industrial Airpark. As such, property owners who
enjoy aviation as a recteational activity or wish to run a home-
based business that benefits from air transportation and interacts
strongly with the cluster of aviation-related businesses located
near the airpark will Jocate here, further enhancing the energy

- savings and synergy of the new designations.

Eunsure that the urban growth boundary is not so small as to put an artificial
limit on housing opportunities and thus drive up the cost of housing.

Response: The proposed comprehensive plan and zoning
designations do not address expanston of the urban growth
boundary; they apply to airport-related development. Therefore,
this policy is not applicable to the proposed text amendments. It
is noted that the new designations may be applied to land
brought into the city limits through an expansion of the urban

“stowth boundagy S

Strive to provide services sufficient to meet the demand for bousing so that the
City will not have to impose building moratoriums which drive up the cost of
housing. ' :

Response: Future development within the proposed
comprehensive plan and zoning designations will be required to
conform to the utility and facility plans adopted by the City and
to meet the demands of the proposed housing.

Will review this housing policies during its next Plan review to determine
changes needed to meet the needs of Scappoose’s low-income residents.
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13.  Pursuant to state law, permit siting of manufactured homes on all land soned
Jor single-family residential uses.

Response: The proposed comprehensive plan and zoning designations
apply to airport-related development and do not address City housing
policies or propose single-family residential zoning. Therefore, these
policies are not applicable to the proposed text amendments.

Goal for the Industrial Land Use Designation

1. Provide a place for industrial activities where their requirements can be met,
and where their environmental effects will have a minimal impact upon the
community.

Response: The intent of the proposed text amendments is to
provide a location for all manners of airpott-related development,
including industrial. The proposed comprehensive plan and
zoning designations will be applied to land located close to the
Scappoose Industrial Airpark. As such, uses that benefit from ait
transportation and interact strongly with the cluster of aviation-
related businesses located near the airpark will locate here, further
enhancing the synergy of the new designations.

Policies for the Industrial Land Use Designation

1. Provide suitable areas for industrial excpansion, utilizing for such purposes
relatively large, flat areas that are separated by buffers from the City’s
reszdential districts. ’

*’”Z%'""WPWM[_{}HZZZ'ZZ(EMWTE%' dijﬂpﬁ@%ﬂ@emom restdential———

neighborhoods.

3. Locate industrial areas so they bave a convenient relationship to the
community’s transportation system, without generating heavy traffic through
residential districts; additionally, the clustering of industrial activities will
allow carpooling by employees.

Response: The new comprehensive plan and zoning designations
proposed by the text amendments address aitport-related development
and will be applied to property located near the Scappoose Industrial
Airpark. The property surrounding the airpark is designated Industrial
by the Comprehensive Plan Map and Public Use Airport (PUA) by the
Zoning Map. The proposed comprehensive plan designation, Airport,
will encompass the existing Public Use Airport (PUA) Zone and the
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proposed Mixed Use Airport (MUA) Zone. Areas suitable for airport-
related industrial expansion will not be displaced by the proposed text
amendments.

The airpark is in close proximity to the existing rail line and Highway
30; easy access is available to both facilities and principal roadways
designated for truck traffic. Currently, no established single-family
neighborhoods are located north of Crown Zellerbach Road or east of
West Lane Road. Given that this is the area where the proposed
designations will be applied, there will be no direct interference with
any established single-family neighborhoods.

4. . Secreen, setback or buffer the boundaries of industry, particularly unsightly
areas which can be viewed from arterials or from residential areas.

Response: The proposed designations do not preclude new

development from complying with Section 17.100 Landscaping,

Screening, and Fencing of the City of Scappoose Land Use and
Development Code.

N

Apply this designation where industrial concerns bave become established and
where vacant industrial sites have been set aside for this purpose.

Response: The new comprehensive plan and zoning
designations proposed by the text amendments address airport-

. related development and will be applied to property located near
the Scappoose Industrial Airpark. The property surrounding the

and Public Use Airport (PUA) on the Zoning Map. The
proposed comprehensive plan designation, Airport, will
encompass the existing PUA Zone and the proposed Mixed Use
Airport (MUA) Zone. Vacant industrial sites will not be displaced
by the proposed text amendments; they will retain the
opportunity to develop with industrial uses.

6. Protect the stability and functional aspects of industrial areas by protecting
them from incompatible uses.

Response: The intent of the proposed text amendments is to
provide a location for all manners of airport-related development,
including industrial. This will allow the clustering of future ’
airport-related industtial uses near existing airport-related
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industrial uses, away from incompatible uses. Detached, single-
family housing within the proposed zoning designation, Mixed
Use Airport (MUA), must be approved through the conditional
use permit process; this is to give the City flexibility in their
review of aitport-related residential uses. The unifying factort, and
what makes the broad range of uses allowed by the proposed
comprehensive plan and zoning designations compatible, is that
each use has a relationship to the Scappoose Industrial Airpark.

4. The applicable provisions of the implementing ordinances.

Response: The applicable provisions of the implementing
ordinances are addressed within this application.

17.160.120.B.  Consideration may also be given to: Proof of a substantial change in circumstances,
a mistake, or inconsistency in the comprebensive plan or implementing ordinance
which is the subject of the application.

Response: Residential airparks are a new and innovative development concept that
has proven viable in a range of climates and diverse cultural locations; existing
residential airparks are located in such assorted states as Florida, Texas, Washington,
and Oregon. Residents of these airparks are aviation enthusiasts with a strong desire to
live adjacent to an active airport. For theses enthusiasts, the sound of airplanes taking
off and landing is a pleasure, not a nuisance. They see no conflict in living near an
airport. The close proximity allows them to easily pursue their passion for flying. A
btief summary of selected residential aitparks is found below; the success of these
aitparks demonstrates the strong demand for this unique living environment.

Suwannee Landing (www.swanneelanding.com)
This development in Suwannee County,
North Florida is located on 270 actes, south
of the Suwannee County Airpotrt. The
development includes a 13-acte common area
and the development is surtounded by a

nature-filled recreation area and walking trails.
= g RE— T !
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Airport home sites with hangers
and sites without hangars are also
available. Homes are currently gk
being sold in Phase 1 and Phase 6; 5|
a total of seven phases is planned. <

Olympic Discovery Trail Farm (www.discoverytrailfarm.com)

This 65-acre development is located in Sequim, Washington, just west and slightly
notth of the Sequim Valley Airport; coopetation between the developers and airpott
have created this residential community. '

Home sites are grouped in a pedestrian

! friendly neighborhood and surrounded by
& approximately 50 acres of farmland that

g P e gy has been placed in a conservation

' easement to prevent futute development.

The first phase includes eight lots ranging
in size from 0.60 acres to 1.40 acres;
construction began last fall. A private
taxiway from the residential community
leads to the public airport runway. The
community boasts a nationally-recognized
multi-user trail and borders the Discover
Ttail Farm to the south.

Independence Airpark (www.isasg7s5.com)

The Independence Airpark, located one mile north of Independence, Oregon, adjacent
to the Independence State Airport, is the premier example of residential airpark
development in the State of Otegon. The development has featured residential
dwellings in compatibility with a working aitport for over 30 years; Phases I, II, and I1I
of the airpark received a 30-year access permit from the Oregon Aeronautics Division
and the FAA in June 1974 and a new permit was granted in 2004. Since 1974 two
additional airparks have been developed: North Airpark Annex, located on Stearman
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Street, in 1992 and North
Park Annex, located on
Skyraider Street and Corsair
Street, in 1994. Separate 10-
year access permits, with

= renewal options, were granted -
(BATeapEns, e to the additions.

= Improvements and amenities
include.the Stardust Café,
rental hangars, and
underground aircraft fuel storage tanks with a catd-lock facility. '

The Independence State Airport Master Plan, prepared by Century West Engineering

. Corporation, was adopted by the Oregon Depattment of Transportation Aeronautics
Division in November 1985. The same year, Ordinance No. 78, Chapter 180 and 181,
was established by the Polk County Board of Commissioners to amend the Polk
County Zoning Ordinance establishing the Airport Development District.

This photo was taken from the
east; the residential airpark is cleatly
visible. Note that streets are cul-de-
sacs from the east and the taxiways
in the backyards are cul-de-sacs
from the west; aircraft and
automobiles do not compete for

right-of-way.

[ll. Conclusion

The applicant has met the burden of proof that the proposed text amendments comply
with all applicable criteria and respectfully requests approval of this application.
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Appendix A




CITY OF SCAPPQOSE
34485 East Columbia Avenue, P.O. Box P, Scappoose, Oregon 97056
(503) 543-7184 (phone} (503) 543-5679 (fax)

Requirements for each specific type of application will be attached to this form and constitute part of the
application packet.

Applicant: » owner._Y)/A

Mailing Maitin

Address: Addregs: ﬂ’/ A

City State Zip City State Zip
Phone: _ Fax: ' Phone: 11/ Fax_ /5

Property Address or Location: ﬂl/ A
Tax Account Number: () / A

Is a pre-application conference required: If required, pre-application conference date: GI Zg é[ 06

if pre-application conference is waived, the applicant must sign here: ﬂ,/ Q

| certify that this application and its related documents are accurate to the best of my
knowledge. |understand that the signature on this application authorizes the City and its agents
to enter upon the subject property to gather information pertinent to this request.

n/A

Signature of Applicant Signature of Owner

Tobe compiéted by City Staff:

Date application was submitted: Amount of Fee paid: Receipt Number:

Before this application will be processed, the Plarner must certify that all applicable items are included and the application is
complete. Date applicafion accepted as complete:




Applicant

Sierra Pacific Communities
Ed Freeman

P.O. Box 1754

Lake Oswego, OR 97035

@7@@@ ’ 4- 5. 0]

- Sigpature /= ‘ Date
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. www.dunntraffic.com

April 6, 2007 Project # 0054.0

Brian Varricchione

City Planner & Assistant City Engineer
City of Scappoose

33568 E. Columbia Avenue
Scappoose, OR 97056

RE: Compliance of Scappoose Text Amendments with the Transporfation Planning Rule
Dear Mr. Varricchione:

Dunn Traffic Engineering, LLC has prepared this letter to demonstrate how the proposal to add a new
comprehensive plan designation of Airport and a new zoning designation of Public Use Airport - Mixed
Use (PUA-MU), which may ultimately be applied to areas currently zoned for Public Use Airport (PUA)
near or adjacent to the Scappoose Industrial Airpark, complies with the Statewide Transportation
Planning Rule. Specifically, this letter provides a comparison of reasonable worst-case frip generation
scenarios for a hypothetical development site adjacent to the Scappoose Industrial Airpark to illustrate
how development under the proposed PUA-MU zone will generate less vehicle trips during the critical
weekday a.m. and p.m. peak hours than if the same site were developed under the current PUA zone.
Because the trip-generating potential of the proposed PUA-MU zone is less than that of the current PUA
zone, in terms of the weekday a.m. and p.m. peak hours, the proposed text amendments to the City's
comprehensive plan will not “significantly affect” any existing or planned transportation faciiity within the
City’s urban growth boundary. For this reason, compliance with the TPR is assured. The remaining
sections of this letter support this conclusion.

Background on Transportation Planning Rule

Division 12 of the Transportation Planning Ruie (OAR 660-012) gives the Oregon Department of Land
Conservation and Development (DL.CD) the power to interpret and -implement Statewide Planning Goal

~2-(Transportation).— Section 660-012-0060-of the- TPR-provides-specific- language on-how to-deal with-— -
any plan and land use regulation amendments. This section of the TPR states the following:

(1) Where an amendment io a functional plan, an acknowledged comprehensive plan, or a
land use reguiation would significantly affect an existing or planned transportation facility, the
local government shail put in place measures as provided in section (2) of this rule to assure that
allowed land uses are consistent with the identified function, capacity, and performance
standards (e.g. level of service, volume to capacily ratio, elc.) of the facility. A plan or land use
regufation 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 adopfed plan);

(b) Change standards implementing a functional classification system; or

(€ As measured af the end of the planning period identified in the adopted
transportation system pian: :

{A) Allow land uses or levels cof development that would resuit in fypes or
levels of travel or access that are inconsistent with the functional classification of
an existing or planned transportation facility;
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(B) Reduce the performance of an existing or planned transportation facility
below the minimum acceptable performance sfandard identified in the TSP or
comprehensive plan; or

(C) Worsen the performance of an existing or planned transportation facility
that is otherwise projected fo perform below : the minimum acceptable
performance standard identified in'the TSP or comprehensive plan.

As demonstrated in the next section, the proposed text amendments to the City’'s comprehensive plan will
not “significantly affect” an existing or planned transportation facility.

Comparison of Trip Generation Intensities (Current Zoning vs. Proposed Zoning)

For the purpose of demonstrating compliance with the Transportation Planning Rule and “no significant
effect” result on any existing or planned transportation facility, reasonable worst-case trip generation
estimates were prepared for two hypothétical development scenarios; one under the current PUA zoning
and another under the proposed PUA-MU zoning. - For this analysis, it was assumed that both
hypothetical development scenarios would occur on a 50-acre parcel located near or adjacent to the
Scappoose {ndustrial Airpark:

A good resource to help determine a reasonable worst-case trip generation estimate for development
under the current PUA zoning is the findings from the Sierra Pacific Communities "Wagoner Property”
Annexation and Zone Change, approved by the City of Scappoose in May of 2006 with the support of
both the Oregon Department of Transportation (ODOT) and DLCD. (The findings of this annexation and
zone change are provided as Attachment “A” to this letter). Within the City’s staff report, it is stated that
private developments located within a PUA zone are expected to generate 10 average daily vehicle trips
per gross acre, and 1.75 vehicle trips per gross acre during both the weekday. a.m. and p.m. peak hours.
For a hypothetical development site that is 50 gross acres in size, this translates into 500 average daily
vehicle trips, and 88 vehicle trips during the weekday a.m. and p.m. peak hours.

To estimate a reasonable worst-case trip generation for a hypothetical development under the proposed
PUA-MU zone, several assumptions had to be made. First, the land uses that will be allowed within the
proposed PUA-MU zone support a pattern of airport-related, home-based, businesses located on owner-
occupied lots. For this reason, the ITE trip generation rates for Single Family Detached Homes (ITE
Code #210) were assumed to apply to development within the PUA-MU zone. Any other ITE land use

- category-would-either generate less trips.(as_is_the _case for other_types of residential uses) or trips that

are already consistent with the current PUA zone (such as industrial type businesses). It was also
assumed for this analysis that 15 percent of the gross acreage of the hypothetical development site would
be set aside for public streets and right-of-way, possible protection of wetland areas and riparian habitats,
the need for neighborhood park space, and the possible presence of community hangers. Of the 50
gross_acres, this would leave 42.5 acres of net developable property. Finally, one last assumption was
made that the owner-occupied properties within the development would average one-half acre in size.
Although the text amendment language for the proposed PUA-MU zone allows for a minimum lot size of
10,000 square feet, it is likely there will be demand for much larger sized parcels, beyond 10,000 square
feet, to create airport-related, home-based, businesses which may include on-site features such as
private work spaces, ‘private hangers, and/or taxiways located at the rear of the properties to provide
access the airport runways. |t is also important to note that the proposed text amendments for the new
PUA-MU zone include language that requires each subdivision application to go through a conditional use
permit process with the City. The City is not likely. to approve a subdivision with only 10,000 square-foot
lots. Based on all of these assumptions, the 42.5 acres of net developable: property developed at an
average density of one-half acre lots, yields a total unit count -of 85 residences. Based on ITE trip rates
for single-family detached homes, this translates into 813 average daily vehicle trips, 64 weekday a.m.
peak hour trips, and 86 weekday p.m. peak hour trips.

e , : . April 2007
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The results of the trip generation estimates for the PUA and PUA-MU development scenarios, including a
comparison between the two, are provided in Table 1 below. As demonstrated by this table, the
proposed PUA-MU zone has the potential to generate approximately 313 more average daily vehicle trips
than development under the current PUA zone. But more importantly, the proposed PUA-MU zone has

" the potential to generate less traffic during both the weekday a.m. and p.m. peak hours, which are the

time periods critical for determining impacts on the capacity of the surrounding street network, and thus,
compliance with the Transportation Planning Rule.

TABLE 1
TRIP GENERATION COMPARISON FOR HYPOTHETICAL DEVELOPMENT SITE
(CURRENT PUA ZONE VS. PROPOSED PUA-MU ZONE)

Average Weekday Weekday

) Daity AM Peak PM Peak
Zoning Trip Basis Size of Site Traffic Hour Trips. | Hour Trips
Public Use Airport ‘ Findings from “Wagoner Property” 50 Gross 500 88 88
(Current) Annexation and Zone Change* Acres™
Mixed Use Airport Institute of Transportation 85 Single Family ‘813 64 86
(Proposed) Engineers™ Homes **=**
Net Difference +313 -24 -2

* The Scappoose City Council adopted the findings of the Sierra Pacific Communities “Wagner Property” Annexation and
Zone Change. Within the City’s staff report, a table identifies the following trip generation rates for development within the
cusrent PUA zone: 10 trips per gross acre for average weskday, and 1.75 trips per gross acre for both the weekday a.m.
and p.m. peak hours.

** - A hypothetical site development size of 50 gross acres was selacted for this trip generation comparison analysis.
*** - The basis of trips for the. PUA-MU zone is the /TE Trip Generation manual for single family detached homes (ITE 210).

**** . The number of residences shown is based on reasonable worst-case assumptions that 85% of gross acreage is
developable property and that parcels are subdivided into one-half acre, ownet-occupied, lots.

Conclusions and Recommendations

Based on the findings of this letter, the weekday a.m. and p.m. peak haur frip-generating potential for
developments built under the proposed PUA-MU zoning will be less than developments built under the
current PUA zone, thus, demonstrating there will be no “significant effect” on the existing or planned
trangportation network. Therefore, compliance with the Transportation Planning Rule has been
demonstrated. If you have any questions or comments regardmg the assumptxons analyses or ﬂndmgs

““contained this letter, please contact meat (503)—774 =2669.~ B T -

Sincerely,
DUNN TRAFFIC ENGINEERING, LLC

Brian J. Dunfy, P.E.
Principal

File: TPR compliance letter_final_040607.doc
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CITY OF SCAPPOOSE STAFF REPORT

Request: Approval of an application for annexation and a corresponding zone change to
Public Use Airport (PUA) for approximately 92 acres.

Location: The subject parcel is located on West Lane Road, west of the Scappoose
Industrial Airpark. The property consists of that portion of Parcel 2 of Partition
Plat Number 2004-25 lying within the Scappoose Urban Growth Boundary. The
site is described as Columbia County Assessor Map No. 3106-000-00801, 3212~
011-00100, and a portion of 3107-000-00100. See attached Vicinity Map
(Exhibit 1).

Applicant: = Sierra Pacific Communities, LL.C

Owner(s): Stanley C. Wagner Trust

EXHIBITS

1. Vicinity Map

2. Application

3. Letter from Oregon Department of Land Conservation and Development, dated 4/27/06

4. Letter from Oregon Department of Transportation, dated 5/18/06

5. —Letter from Scappoese.Sand-& Gravel Co.; dated 5/10/06 e S —
6. E-mail from Oregon Department of Land Conservation and Development dated 5/ 25/ 06

SUBJECT SITE

o The subject site is a 92-acre portion of a 233-acre parcel described as Parcel 2 of Partition
Plat Number 2004-25. As noted above, the land proposed for annexation is only that portion
of the parcel that lies within the City’s Urban Growth Boundary (UGB), and is described
with three separate tax account numbers in the Columbia County Assessor records. See
Exhibit 1, Vicinity Map. '

o The western boundary of the site is West Lane Road, a County road annexed by the City in
1997. To the west beyond West Lane Road is land zoned Heavy Industrial (M-1) by
Columbia County and used as a gravel surface mine. To the east of the site is County land
zoned Primary Agriculture-38 (PA-38), as well as the Scappoose Industrial Airpark, which is
located within the City of Scappoose and zoned Public Use Airport (PUA). North of the site
is land zoned PUA within City Limits. To the south of the site, land is zoned PA-38, Mobile
Home Residential (MHR), and Single-Family Residential (R-10) by Columbia County.
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The site, which is primarily utilized for pasture, has a moderate slope from northwest to
southeast. The site is improved with the house, barn, and outbuildings associated with the
Wagner ranch.

The site is within the boundaries of the Scappoose Rural Fire Protection District and the
Scappoose Public School District. The site is currently under the police protection of the
Columbia County Sheriff’s Department.

According to the Flood Insurance Rate Map (FIRM) 41009C0463 the majority of the
property is located outside of the 500-year flood plain, and some portion lies within the 100-
year floodplain protected by the dike. According to the Scappoose Local Wetlands Inventory
Map there are no wetlands within the property.

OBSERVATIONS

CONCURRENT ANNEXATION AND ZONE CHANGE APPLICATIONS

The applicant has requested annexation of the property and a corresponding zone change to
Public Use Airport (PUA). The site is currently zoned Primary Agriculture-38 (PA-38) and
Resource Industrial - Planned Development (RIPD) by Columbia County and has an
Industrial Designation on the Scappoose Comprehensive Plan Map. According to Section
17.136.070 of the Scappoose Development Code, because the parcel has an Industrial (I)
Comprehensive Plan designation, upon annexation the land shall automatically be zoned
Light Industrial (LI). The applicant has requested that the City annex the site and re-zone the
property to Public Use Airport (see Exhibit 2). The applicant has not requested an
amendment to the Comprehensive Plan map. Comprehensive Plan policies support reserving
this land for airport-related uses.

ANTICIPATED INDUSTRIAL USE

The applicant has stated an intention to develop the site for airport related activities. Future  ~ 7

development proposals will be required to apply for Site Development Review to ensure
compliance with the Scappoose Development Code and Public Works Design Standards.
Development must be consistent with the requirements of Chapter 17.88, AO Public Use
Airport Safety and Compatibility Overlay Zone, of the Scappoose Development Code.

STREET SYSTEM AND TRANSPORTATION IMPACTS :

The site has frontage on West Lane Road, a County road with a 40-foot right-of-way that was
annexed by the City in 1997. The City’s Transportation System Plan (TSP) designates West
Lane Road as a Major Collector Street, for which the standard right-of-way (ROW) is 66
feet. Consequently, additional ROW dedication and street improvements would be required -
as a part of a development proposal following annexation.

The City’s standard practice is to require half-street improvements as minimum conditions of
development proposals, to be installed and funded by developers. If development of the site
causes negative impacts prior to the completion of the County’s planned improvements to
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West Lane Road, the applicant may be required to perform additional improvements to
accommodate the projected impact.

e Traffic from the site is anticipated to primarily access Highway 30 via West Lane Road
southbound to Crown Zellerbach Road westbound, connecting to the highway at the
signalized intersection. Upon reviewing the application, DLCD staff raised transportation
planning concerns regarding this application (Exhibit 3). Further analysis by staff reveals
that the City can conclude that the proposed annexation and zone change application is
consistent with the scheduled street improvement projects and will not cause systemwide
transportation failure. After reviewing the staff report, DLCD commented that “the additional
transportation findings address the concerns raised in our previous letter and the
requirements of TPR Section 0060” (Exhibit 6). Full discussion of the traffic’ impacts
associated with -the annexation and zone change is found in Findings of Fact #2,
Transportation Planning Rule.

o Development of the subject site could be anticipated to require a traffic study in accordance

with Section 5.0013 of the Scappoose Public Works Design Standards, which states that:
The City’s Engineer will require a traffic analysis report as determined by the
type of development and its potential impact to existing street systems. A traffic
analysis will generally be required for a development, 1) when it will generate
1,000 vehicle trips per weekday or more, or 2) when a development’s location,
proposed site plan, and traffic characteristics could affect traffic safety, access
management, street capacity, or known traffic problems or deficiencies in a
development’s study area.

e The City’s Transportation System Development Charges (SDC’s) are directly related to the
volume of traffic generated by specific types of use. The SDC’s collected from airport-
related development can be used to pay for improvements to projects included in the City’s
Transportation System Plan.

UTILITIES & STORM DRAINAGE '
o Electricity, phone, and City water service are available to the site from West Lane Road.
Natural gas and fiber optic service are planned for the area.

e Storm drainage and sanitary sewer service are not available to the site at this time. When the
property is developed, the applicant would be required to provide infrastructure to serve the
site. Nearby development is anticipated to extend public sanitary and storm sewer lines
through the site to serve adjoining property. The new sanitary sewer and storm sewer can be
designed to accommodate flow from the subject site. :

e The eastern portion of the site lies within the Scappoose Drainage Improvement District, and
the western portion would naturally drain toward the District. Any development proposals
will have to ensure that development of the site does not degrade water quality or increase
water quantity draining to the Scappoose Drainage Improvement Company. This evaluation
would be made at the time of a review of a specific development proposal.
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PUBLIC & PRIVATE AGENCIES AND PUBLIC NOTICE

The City of Scappoose City Manager, Engineering, Building, and Police Departments;
Columbia County Road Department, Planning Department, and Board of Commissioners; the
Port of St. Helens; the Scappoose Drainage Improvement Company; Scappoose Rural Fire
Protection District; the Scappoose School District; the Oregon Department of Transportation
(Region 1); and the Oregon Department of Land Conservation and Development have been
provided an opportunity to review the proposal. Comments from these organizations have
been incorporated into this staff report. DLCD staff submitted comments attached as
Exhibits 3 and 6. DLCD recommended analysis of transportation impacts. Following further
discussion of transportation issues with DLCD, ODOT, and City staff, ODOT sent a letter
attached as Exhibit 4 stating that the annexation and zone change is consistent with the
function, capacity, and performance of Highway 30. The Columbia County Road
Department, which has oversight over West Lane Road, had no objections to the application.

Notice of this request was mailed to property owners located within 200 feet of the subject
site on April 20, 2006, with revised notice on May 15, 2006. Notice was also posted on the
property on April 20 and published in the local newspaper on April 26, May 3, May 10, May
17, May 24, and May 31. Staff has received one written comment from the public regarding
the application. Exhibit 5 is a letter from Scott Parker, President of Scappoose Sand &
Gravel Co., requesting that the applicant voluntarily record a letter or non-remonstrance with
respect to the nearby gravel mine.

APPLICABILITY OF STATEWIDE PLANNING GOALS

A number of Oregon’s 19 Statewide Planning Goals and Guidelines apply to this application, as
discussed in the Findings of Fact.

FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR APPROVAL

1.

The following Statewide Planning Goals have been considered by the Clty of

Scappoose as they pertain to this request:— T
4. Citizen Involvement (Goal 1)

Objecttve To develop a citizen involvement program that insures the opportunzty for
citizens to be involved in all phases of the planning process.

Finding:

‘The City’s acknowledged Comprehensive Plan & Development Code includes citizen
involvement procedures with which the review of this application will comply. This
process allows for citizens to communicate their input into the zoning map amendment
review conducted by the City at public hearings or by submitting written comments. The
City of Scappoose Planning Commission will review and comment on the proposed
annexation and zoning map amendment on May 25, 2006 to make a recommendation to
the City Council. The City Council will hold a hearing on June 5, 2006. The Applicant is
required to post site notices, the City mails notices to nearby property owners, and notice
is published in the newspaper. This process complies with the Goal.
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B. Land Use Planning (Goal 2)

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.

Finding:

The procedural requirements for annexation and zone changes are contained in the
Scappoose Municipal Code, which involve assessment of the application’s merits, notice
to affected parties, and public hearings. The proposal is to change the zoning designation
of urban land within the Urban Growth Boundary, in compliance with Goal 2. Notice of
the annexation and zoning map amendment has been provided by the City of Scappoose
to the Oregon Department of Land Conservation and Development (DLCD) as required.
DLCD staff has submitted comments attached as Exhibits 3 and 6. The City’s decision is
based on findings of fact. '

C. Agricultural Lands (Goal 3)
Objective: To preserve and maintain agricultural lands.

Finding:

This Goal is not applicable because the site is within the City of Scappoose Urban
Growth Boundary. When the site was added to the UGB, the City and the County agreed
that the PA-38 agricultural zoning would be maintained until annexation to keep the
property in a “holding zone™ as specified by Policy #8 for the Urban Growth Boundary in
the Comprehensive Plan.

D. Forest Lands (t Goal 4 )

Objective: To conserve forest lands by maintaining the forest land base and to protect
the state's forest economy by making possible economically efficient forest
practices that assure the continuous growing and harvesting of forest tree
species as the leading use on forest land consistent with sound management of
soil, air, water, and fish and wildlife resources and to provide for recreational
opportunities and agriculture.

Finding: : ‘
This Goal is not applicable because the site is within the City of Scappoose Urban
Growth Boundary and no identified forest resources are located on site.

* E. Open Spaces, Scenic and Historic Areas and Natural Resources (Goal 5)

Objective: To protect natural resources and conserve scenic and historic areas and open
spaces.
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Finding:

There are no identified Goal 5 resources on or near the site. The subject site is not
designated as open space, a scenic or historic area, or a natural resource area by the City
“of Scappoose and does not contain any known significant open space, scenic, historic, or
natural resources. The proposed annexation and zone change do not conflict with this
Goal.

F. Air, Water and Land Resources Quality (Goal 6)

Objective: To maintain and improve the quality of the air, water and land resources of
the state.

Finding:

The site is currently planned for industrial use. If the annexation is approved, the site
would be subject to City regulations that do not allow off-site impacts from noise,
vibration, odors, glare, or other “nuisance” effects. The potential harmful effects on air,
water and land resource quality is limited. The annexation and zone change proposal will
therefore have no significant impact with respect to this Goal.

G. Areas Subject to Natural Disasters and Hazards (Goal 7)
Objective: To protect people and property from natural hazards.

Finding:

The subject site is not located within a mapped flood plain, potential flood hazard,
potential landslide hazard, or earthquake hazard area. The proposal to zone the subject
property for airport-related development is consistent with avoidance of natural disasters
and hazards under Goal 7.

H- RecreationalfNeed&(Goal— 8)"’*’ R —

Objective: To satisfy the recreational needs of the citizens of the state and visitors and,
where appropriate, to provide for the siting of necessary recreational
facilities including destination resorts. :

Finding:

- The site is presently designated for industrial development and has not been planned for
recreational opportunities. The requested zone change to Public Use Airport (PUA) will
therefore not result in a reduction in land planned or reserved for recreational use.
Consequently, the proposed Annexation and Zone ‘Change will have no significant
impact on the City’s planning for recreational needs.
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L Economic Development (Goal 9)

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.

Finding:

The City prepared a Buildable Lands Inventory and Land Use Needs Analysis in 2003.
The Land Use Needs Analysis recommends the addition to the City of over 200 acres of
land for industrial development in locations that are buffered from residential uses and
have good access to transportation, including the nearby Scappoose Industrial Airpark.
Land near the airport is suitable for industrial use as a key aspect of economic
development.

The proposed annexation and zoning map amendment should result in development that
contributes to the state and local economy. As noted later, the Comprehensive Plan
anticipated the use of this area for airport-related economic development. Therefore, the
application is consistent with this Goal.

J. Housing (Goal 10)
Objective: To provide for the housing needs of citizens of the state.

Finding:

The property proposed for annexation is designated Industrial on the Comprehensive
Plan map. The proposed annexation and zone change to Public Use Airport would have
no effect on the housing supply within City Limits. Goal 10 is not applicable to this
request. :

-~ Ke———Public Facilities-and Services (Goal-11)-————— - e R

Objective: To plan and develop a timely, orderly and efficient arrangement of public
facilities and services to serve as a framework for urban and rural
development.

Finding:

The subject property lies within the Urban Growth Boundary (UGB) and therefore
requires the extension of public facilities and services at the developer’s expense at such
tirhe that the property is developed. Water is available in West Lane, and sanitary sewer
and storm sewer would be constructed as conditions of approval for future subdivision or

. site development review applications.

L. Transportation (Goal 12)

Objective: To provide and encourage a safe, convenient and economic transportation
system.
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Finding:
This Goal requires the City to prepare and implement a Transportation System Plan
(TSP). The 1997 Scappoose TSP designates West Lane Road as a Major Collector street
and identifies improvements to the roadway in the TSP project list. The 2002 Scappoose
- -Rail Corridor Study estimated 1,700 daily trips from the industrial development of the
area near the Scappoose Industrial Airpark. DLCD staff suggested that those figures are
too low compared to what could be developed on the site (Exhibit 3). Planned
improvements to West Lane Road will accommodate the anticipated traffic from the site,
even if the daily volume exceeds 1,700 trips. The City will require improvements to the
roadway network as conditions of approval for subsequent development proposals
submitted for the site. ODOT staff has submitted comments (Exhibit 4) stating that the
annexation is consistent with the transportation planning for Scappoose and consistent
with the identified function, capacity and performance standard for Highway 30.
Subsequent comments from DLCD indicate that transportation impacts have been
adequately discussed in the staff report (see Exhibit 6). Additional ﬁndmgs are found in
Findings of Fact #2 Transportation Planning Rule.

M. Energy Conservation (Goal 13)
Objective: To conserve energy.

1. Land use plans should be based on utilization of the following techniques and
implementation devices which can have a material impact on energy efficiency:

a. Lot size, dimension, and siting controls;

b. Building height, bulk and surface area;

c. Density of uses, particularly those which relate to housing densities;

d. Availability of light, wind and air;

e. Compatibility of and competition between competing land use activities, and

f—Systems--and—ineentives—for—thecollection, -reuse—andrecycling -of -metallic_and. .
nonmetallic waste.

Finding:

Clustering industrial activities near the airport facilitates carpooling by employees and
allows for convenient access to principal roadways designated for truck traffic. The
subject property is adjacent to the Scappoose Industrial Airpark and to land approved for
an airport-related industrial park. Therefore, the proposal will contribute to a more
energy-efficient land use pattern within the City’s Urban Growth Boundary.

N. Urbanization (Goal 14)

Objective: To provide for an orderly and efficient transition from rural to urban land
use.
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Finding:

The subject property is within the Urban Growth Boundary and no expansion of the UGB
is proposed. The proposed annexation and zone change is the first step in the transition
from rural to urbanized land as foreseen in the Comprehensive Plan. Development of the
site will trigger requirements for the developer to provide infrastructure, including
necessary sewer lines, storm drainage lines, water line extensions, and street
improvements. Demonstration of need for employment opportunities is found under
Findings of Fact #3, specifically the Goal for Economics.

Q. Other Goals

Finding:
The following goals are not applicable to this application:
e Willamette River Greenway (Goal 15)
¢ Estuarine Resources (Goal 16)
e Coastal Shorelands (Goal 17)
¢ Beaches and Dunes (Goal 18)
e Ocean Resources (Goal 19)

2. The following Administrative Rule has been considered by the City of Scappoose as
it pertains to this request:

TRANSPORTATION PLANNING RULE
OAR 660 Division 12 — Transportation Planning:

660-012-0060 Plan and Land Use Regulation Amendments

(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or
a land use regulation would significantly affect an existing or planned transportation
Jacility, the local government shall put in place measures as provided in section (2) of
this rule to assure that allowed land uses are consistent with the identified function, -
capacity, and performance standards (e.g. level of service, volume to capacity ratio, etc.)
of the facility. 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) As measured at the end of the planning period identified in the adopted transportation
system plan: ‘

(4) Allow land uses or levels of development that would result in types or levels of travel
or access that are inconsistent with the functional classification of an existing or planned
transportation facility;
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(B) Reduce the performance of an existing or planned transportation facility below the
minimum acceptable performance standard identified in the TSP or comprehensive plan;
or

(C) Worsen the performance of an existing or planned transportation facility that is
otherwise projected to perform below the minimum acceptable performance standard
identified in the TSP or comprehensive plan.

[.]

(3) Notwithstanding sections (1) and (2) of this rule, a local government may approve an
amendment that would significantly affect an existing transportation facility without
assuring that the allowed land uses are consistent with the function, capacity and
performance standards of the facility where:

(a) The facility is already performing below the minimum acceptable performance
standard identified in the TSP or comprehensive plan on the date the amendment
application is submitted;

(b) In the absence of the amendment, planned transportation facilities, improvements and
services as set forth in section (4) of this rule would not be adequate to achieve
consistency with the identified function, capacity or performance standard for that
facility by the end of the planning period identified in the adopted TSP;

(c) Development resulting from the amendment will, at a minimum, mitigate the impacts
of the amendment in a manner that avoids further degradation to the performance of the
facility by the time of the development through one or a combination of transportation
improvements or measures;

(d).The amendment does not involve property located in an interchange area as defined -

in paragraph (4)(d)(C),; and - o

(e) For affected state highways, ODOT provides a written statement that the proposed
Sfunding and timing for the identified mitigation improvements or measures are, at a
minimum, sufficient to avoid further degradation to the performance of the affected state
highway. However, if a local government provides the appropriate ODOT regional office
with written notice of a proposed amendment in a manner that provides ODOT
reasonable opportunity to submit a written statement into the record of the local
government proceeding, and ODOT does not provide a written statement, then the local
government may proceed with applying subsections (a) through (d) of this section.

(4) Determinations under sections (1)-(3) of this rule shall be coordinated with affected
transportation facility and service providers and other affected local governments.

(a) In determining whether an amendment has a significant effect on an existing or

planned transportation facility under subsection (1)(c) of this rule, local governments
shall rely on existing transportation facilities and services and on the planned

10
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transportation facilities, improvements and services set forth in subsections (b) and (c)
below.

(b) Outside of interstate interchange areas, the following are considered planned
facilities, improvements and services: '

(A) Transportation facilities, improvements or services that are funded for construction
or implementation in the Statewide Transportation Improvement Program or a locally or
regionally adopted transportation improvement program or capital improvement plan or
program of a transportation service provider. '

[..]

(e) For purposes of this section, a written statement provided pursuant to paragraphs
(b)(D), (b)(E) or (c)(A) provided by ODOT, a local government or transportation facility
provider, as appropriate, shall be conclusive in determining whether a transportation
facility, improvement or service is a planned transportation facility, improvement or
service. In the absence of a written statement, a local government can only rely upon
planned transportation facilities, improvements and services identified in paragraphs
(b)(4)-(C) to determine whether there is a significant effect that requires application of
the remedies in section (2).

Finding: ,
Analysis of the transportation impacts from the proposed annexation and zone change
can be divided into four subtopics: :

1. Traffic likely to be generated from airport-area development;

2. Impact of development-generated traffic on local street segments;

3. Impact of development-generated traffic on affected intersections; and

4. Transportation impact conclusions.

1. Traffic likely to be generated from airport-area development

The Scappoose Rail Corridor Study (Kittelson & Associates, October 2002) examined
growth and transportation issues with particular emphasis on highway/rail grade crossing
opportunities and constraints. As a part of the study, Kittelson prepared traffic projections
that included anticipated industrial growth within 435 acres in the vicinity of the
Scappoose Industrial Airpark. Under this “full build” scenario, development of the entire
435 acres in the vicinity of the airport would generate 1,700 daily trips, 225 weekday
morning peak hour trips, and 220 weekday evening peak hour trips (Table 3-2, p. 3-7). In
response to this application, DLCD staff commented that the City’s 1997 Transportation
System Plan (TSP) and 2002 Rail Corridor Study might have underestimated the amount
of traffic that can be anticipated from the airport area and recommended further analysis
of traffic impacts (see Exhibit 3). Subsequent discussion with DLCD staff identified the
need to quantify the area likely to develop within the planning period and to specify the
amount of traffic likely to be generated from development.

11
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The Rail Corridor Study did not include a map or description of the 435 acres in the
vicinity of the airport that were utilized as the land base for estimating trip generation for
the “full build” scenario. Staff’s analysis of Columbia County Assessor maps reveals that
this figure likely includes the runway and taxiways at the Scappoose Industrial Airpark,
as well as some portion of the Scappoose Sand & Gravel property, which is an active
mining operation.' As a result, a more realistic area for which to estimate traffic may be
300 acres rather than 435 acres.

The land use classifications contained in the Institute of Transportation Engineers (ITE)

- “Trip Generation” manual do not directly correlate to specialized airport-related uses.
DLCD staff correctly observes that the ITE manual predicts 18,600 daily trips from 435
acres of light industrial development. However, the Public Use Airport (PUA) zone is
likely to generate significantly less traffic than typical light industrial operations. The
PUA zone is a relatively land-intensive zone because of the combined provision of
taxiways, hangars, manufacturing facilities, parking, truck loading facilities, accessways,
and related services. As a result, the PUA zone would generate fewer trips per acre than
typical Light Industrial development. The following table compares the Light Industrial
trip generation rates in the ITE manual with rates that may be anticipated  from
development in the PUA zone.

Comparison of trip generation rates for Light Industrial and PUA zones

Light Industrial rates Likely PUA Zone
' rate

Weekday 5.21-159.38 trips per acre (average 51.80) | 10 trips per acre
trips
Weekday AM | 1.61-34.38 trips per acre (average 7.51) 1.75 trips per acre
Peak Hour
Weekday PM | 1.32-28.00 trips per acre (average 7.26) 1.75 trips per acre
Peak Hour ”

Combining the 300-acre land base with the likely trip generation rate for the PUA zone,
traffic generation from airport-area development may be on the order of 3,000 average
daily trips, 525 weekday morning peak hour trips, and 525 weekday evening peak hour
trips. While these figures are higher than those projected by the Rail Corridor Study, the
Major Collector streets identified by the City’s Transportation System Plan and Rail
Corridor Study can accommodate the traffic volumes from airport-area development.

2. Impact of development-generated traffic on local street segments

A small percentage of site-generated traffic may be expected to connect to Highway 30
by traveling north and west on West Lane Road. However, due to the existing failing
conditions at the Highway 30/West Lane Road intersection, the majority of site traffic
will travel southbound on West Lane Road, connecting to Highway 30 via Crown
' Zellerbach Road. Both West Lane Road and Crown Zellerbach Road are designated as

! Full development of this latter property would first require gravel mine reclamation, which is anticipated to be
some years in the future: '
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Major Collector streets to account for the planned industrial development anticipated by
the Comprehensive Plan. The signalized Highway 30/Crown Zellerbach
Road/Scappoose-Vernonia Highway intersection was recently realigned to improve
operations, and the City recently performed full-street improvements (consisting of
through lanes, turn lanes, bicycle lanes, and sidewalks) to Crown Zellerbach Road in
anticipation of airport-related development. According to the TSP, the capacity of two-
lane roads is estimated at 700 vehicles per hour in each direction, not accounting for
intersection operations. Therefore, West Lane Road and Crown Zellerbach Road have
adequate capacity to accommodate large volumes of traffic, and the capacity-controlling
facility will be the traffic signal at the Crown Zellerbach Road/Highway 30 intersection
(discussed below). '

The 2006-2009 Statewide Transportation Improvement Program (STIP) allocates
$2,000,000 for improvements to West Lane Road between the Scappoose Industrial
Airpark and the Crown Zellerbach Road (Project 14011, scheduled for 2006). Columbia
County and ODOT are currently in the process of reviewing and finalizing the
intergovernmental agreement to start engineering design for this project. The
tmprovements will widen the road to Major Collector standards to accommodate freight
traffic between industrial lands and Highway 30. An access management plan and
engineering design will accommodate industrial traffic from the area by providing turn
lanes and other features as warranted. The intent of the scheduled street improvements is
to divert traffic away from the unsignalized intersection of Highway 30 and West Lane,
as well as to permit development that would stimulate job creation.

Since the West Lane Road improvements are funded for implementation in the STIP, the
City finds that the West Lane improvements will be “in-place” and available to provide
transportation capacity well before the end of the planning period (the year 2017) to
accommodate the proposed annexation and zone change. This proposal does not
“significantly affect” West Lane Road between Crown Zellerbach Road and the airport,
~——————including —the - West—Lane--Road/HoneymanRoad -intersection and- the -West- Lane—
Road/Crown Zellerbach Road intersection.

3. Impact of development-generated traffic on affected intersections
Traffic from airport-area industrial development will utilize four primary intersections.

a. West Lane Road/Highway 30 intersection

The Rail Corridor Study indicates that the Highway 30/West Lane Road
intersection currently operates at an unacceptable level of service and will
continue to do so in the future regardless of whether development occurs near the
airport. The intersection has a Level of Service “F” and a delay exceeding 50
seconds in the morning and evening peak hours under existing conditions
(Figures 2-4 and 2-5) and under the “full growth” scenario (Figures 3-5 and 3-6).

DLCD staff underscored that the West Lane/Highway 30 intersection would
operate at an unacceptable level of service with the future development of the
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Scappoose Industrial Airpark and nearby sites (Exhibit 3). The City finds that the
proposal does “significantly affect” the unsignalized intersection of West Lane
Road and Highway 30 because development of the site would worsen the
performance of a failing intersection. Project H in the Preferred Plan of the
Scappoose Rail Corridor Study identifies needed geometric and signalization
improvements at the Highway 30/West Lane intersection. In the absence of a
written determination from ODOT that -improvements to the West Lane
Road/Highway 30 intersection are “reasonably likely,” the City does not consider
Project H as a “planned ftransportation improvement” (as defined in the
Transportation Planning Rule). Therefore, there are no planned improvements that
would permit the intersection of Highway 30 and West Lane to operate at
acceptable levels.

The failing Level of Service at the West Lane Road/Highway 30 intersection
would be slightly intensified if site-generated traffic utilizes that facility. ODOT
policy would generally not permit a traffic signal at the intersection of Highway
30 and West Lane due to the classification of the road as a Statewide Highway,
unless ODOT deemed that the intersection warranted a signal. To mitigate this
condition, the City and County have endeavored to minimize traffic at that
intersection by providing an alternate route to the signalized Highway 30/Crown
Zellerbach Road/Scappoose-Vernonia Highway intersection.

ODOT Region '1 has - jurisdiction over the West Lane Road/Highway 30
intersection and the Crown Zellerbach Road/Highway 30 intersection. ODOT has
provided a written statement included as Exhibit 4. ODOT has affirmed that the
proposed annexation and zone change is consistent with the planning process and
Rail Corridor Study that ODOT, ODOT Rail, Portland & Western Railroad, and
the City completed in 2002. Furthermore, ODOT stated that “the proposed
annexation and zone change is consistent with the identified function, capacity

that ODOT does not have concerns about the impact of the proposed annexation
and zone change on the Highway 30/West Lane Road intersection due to the.
Crown Zellerbach Road/West Lane improvements.

b. Crown Zellerbach Road/Highway 30 intersection

The Rail Corridor Study indicates that the Highway 30/Crown Zellerbach Road
intersection will operate at a Level of Service “B” in the morning and evening
peak hours under the “base growth” scenario, with a Level of Service “C” in the
morning and evening peak hours under the “full growth” scenario (Figures 3-3, 3-
4, 3-5, and 3-6). As discussed previously, airport-area development may generate
‘more traffic than the Rail Corridor Study anticipated (on the order of 525 peak
-~ hour trips rather than 225 peak hour trips). The additional trips would not
materially degrade the operation of this intersection. This intersection is under the
jurisdiction of ODOT, and ODOT has provided a determination that the planned
improvements to West Lane and the prior improvements to Crown Zellerbach
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Road “are sufficient to avoid degradation of the ODOT mobility standards for the
Hwy 30 intersection at Crown Zellerbach Road” (see Exhibit 4). The proposed
annexation and zone change does not “significantly affect” this intersection.

c. West Lane Road/Honeyman Road intersection
d. West Lane Road/Crown Zellerbach Road intersection

The City does not have daily, morning peak hour, or evening peak hour traffic
data for the West Lane Road/Honeyman Road intersection or the West Lane
Road/Crown Zellerbach Road intersection. However, it is not anticipated that
additional traffic from airport-area development would cause these intersections
to fall below the City’s standards requiring a Level of Service “E” or better for
unsignalized intersections. Crown Zellerbach Road was designed with turn lanes
at its intersection with West Lane Road. Engineering design for the West Lane
Road STIP improvements will include turn lanes as necessary to ensure functional
operations at both these intersections. It is unlikely that traffic would meet
warrants for signalized intersections at these locations. The proposed annexation
and zone change does not “significantly affect” these intersections because of the
inclusion of the West Lane Road project on the STIP.

4. Transportation impact conclusions

Consistent with the Comprehensive Plan, the requested zone change to Public Use
Airport alters the type of industrial development that would be permitted on site, ensuring
that it will be airport-related or airport-compatible. Based on trip generation levels
applicable to the PUA zone, the City finds that the proposed annexation and zone change
are consistent with the land uses envisioned by the Comprehensive Plan and the
Transportation System Plan. Applying the Public Use Airport zone rather than the Light
Industrial zone serves to significantly reduce the number of trips that would be generated

atthesite compared to-typical Light Industrial- development: —

The impact at the West Lane Road/Highway 30 intersection is mitigated to ODOT’s
satisfaction by the improvements to West Lane Road and Crown Zellerbach Road.
ODOT is also satisfied that the Crown Zellerbach Road/Highway 30 intersection will
operate acceptably. The STIP project will improve the unsignalized intersections on West
Lane Road so they will operate within the City’s standards. Therefore, the proposed
annexation and zone change are consistent with the Comprehensive Plan and TSP and
would not require a change in the functional classification or street standards. DLCD
staff submitted comments stating that these findings adequately address the applicable
Transportation Planning Rule provisions (Exhibit 6).

It should be noted that interim transportation congestion and safety hazards could exist
on West Lane Road if the site were developed before the STIP project had been
completed. Consequently, the City could require mitigation between the site and Crown
Zellerbach Road. As spelled out by Section 5.0013 of the Scappoose Public Works
Design Standards, specific types development proposals would trigger the requirement
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for traffic analysis reports identifying projected trip generation levels, recommendations
for public improvements, and access management. The mitigation strategies prompted by
the results of the traffic analysis reports would be installed as conditions of development.
To the extent that the level of development is consistent with the engineering design and
access management outlined in the STIP, site-specific studies may not be required.

3. The following Goals and Policies from the Scappoose Comprehenswe Plan are
applicable to this request: :

GOAL OF THE URBAN GROWTH BOUNDARY

1t is the goal of the City of Scappoose to:

1) Create within the City and its growth area, optimal conditions of livability.

2) Locate all major public and private developments such as schools, roads,
shopping centers, and places of employment, so that they do not tend to attract
residential development to locations outszde the designated urban growth
boundary.

3) Include within the urban growth boundary ample land for future development.

- 4) Promote employment generating uses within the airport section of the urban
growth boundary. The amount of land required for the use should not domznate
the amount of employment generated by the use.

5) Develop the airport area in a manner to create an industrial park.

POL]C]ES F OR THE URBAN GROWIH BOUNDARY

2) Review the supply of buildable lands within the Urban Growth Boundaries, in

cooperation with Columbia County during each major review of the City’s plan.
The process of expanding the urban growth areas may begin when there is less
than a five year supply of residential land or when 75 percent of the industrial or
commercial lands are built on.

8) Consider annexation of industrial lands only when sufficient capacity exists for
" the delivery of sewer, water, street, police and fire services.
A) The area east of West Lane Road zoned PA-38 shall be retained in an
‘agricultural “holding zone” until approved for industrial or airport
related development.

Policies 1, 3-7, and 9-11 are not applicable to this application.
Finding:

Annexing the land comprising this site will provide an industrial employment
opportunity immediately adjacent to the airport. This site is zoned PA-38 and RIPD by
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Columbia County. Annexing the site removes the land from the agricultural holding zone
and allows airport réelated development as envisioned by the Comprehensive Plan goals
and policies. The site’s relative proximity to residential zones within the City supports
existing and proposed residential development and promotes the City’s livability by
allowing short commutes.

The City has reviewed its supply of buildable lands and estimated the demand for land to
the year 2025, using stratified residential, commercial and industrial categories. The 2003
Land Use Needs Analysis found that the City should add more than 200 acres of
industrial land to meet calculated long-term needs. The deficit was 10.5 gross acres in
2003 (not including a provision for large sites). Based on staff calculations that account
for the 2003 deficit, subsequent rezoning actions, and annexation and de-annexation on
West Lane, the City currently has a small deficit of industrial land (8.1 gross acres), not
‘including a provision for large sites. Annexation of this site is consistent with the
Comprehensive Plan and would satisfy the immediate deficit of industrial land.

The applicable goals and policies of the GOAL OF THE URBAN GROWTH
BOUNDARY and POLICIES FOR THE URBAN GROWTH BOUNDARY are satisfied.

GOAL FOR PUBLIC FACILITIES AND SERVICES

1) Provide the public facilities and services which are necessary for the well being
- of the community and which help guide development into conformance with the
Comprehensive Plan.

2) Direct public facilities and services, particularly water and sewer Systems, into
the urban growth area.

3) Ensure that the capacities and patterns of utilities and other facilities are
-..adequate_to_support_the residential densities and_intensive land use patterns of

the Comprehensive Plan.
4) Avoid the provision or expansion of public utilities and facilities in sparsely
settled non-urban areas, when this would tend to encourage development or

intensification of uses, or to create the need for additional urban services.

Goals 5-11 are not applicable to this application.

POLICIES FOR PUBLIC FACILITIES AND SERVICES

1) Design urban facilities and services, particularly water and sewer systems, to
eventually serve the designated urban growth area; also, ensure that services are
provided to sufficient vacant property to meet anticipated growth. needs; also,
develop a design review process to insure that public services and facilities do
not unreasonably degrade significant fish and wildlife habitats. '
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9) Control local flooding and groundwater problems through the use of existing
storm drainage systems and construction of new facilities in accordance with the
Scappoose Storm Drain System Master Plan.

20)  Approve annexations- of new industrial lands only when there is sufficient
capacity in the sewer, water, street, fire, and police systems of the city.

Policies 2-8, 10-19 and 21-27 are not applicable to this application.
Finding:

The City Engineer, City Manager, Chief of Police, Fire Chief, and school Superintendent
were provided with the opportunity to determine whether sufficient capacity exists for
needed facilities and services. No objection to this annexation has been expressed by City
Departments or public service agencies. The public facility requirements must be met at
the time that the applicant proposes a Development Plan for industrial uses. All plans and
improvements are subject to review by the City Engineer and must conform to the
requirements of the Scappoose Municipal Code and the Public Works Design Standards
and Standard Specifications.

Fire & Police Protection

o The Scappoose Rural Fire District provides fire protection. The station is located at
52751 Columbia River Highway, approximately 1.5 miles from the site. The impact
to the fire protection services from annexation of this site will be relatively low since
the site is already in the Fire District. Furthermore, development of the site will have.
to comply with all applicable fire and building codes and would provide hydrants in
sufficient numbers and at locations deemed appropriate by the Scappoose Rural Fire
District.

of airport related light industrial operations. Historically, the Scappoose Industrial
Airpark and surrounding areas have required law enforcement services infrequently.
The applicant has proposed airport related development for the site. The proposed use
is consistent with existing uses at the airport and should not require law enforcement
support beyond the historic level of the airport.

Schools

e It is unclear what impact additional employees and their families will have on local
school district enrollment. The local school district should receive additional
revenues due to increased valuation as a result of future development to partially
offset any increase in school district enrollment.

Water Service

e There is an existing 18” City water line in West Lane Road to which the property'
would have access upon annexation.
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Sewer and Storm Drainage

o The nearest sanitary sewer can be found south of the Crown Zellerbach Road in West
Lane Road and in Miller Road. The City does not propose to fund extension of sewer
service to the site at this time due to the distance between the site and existing sewer
infrastructure. The applicant would be required to extend sewer lines to connect to the
sewer system at the time of development. The City has approved a nearby airport-
related industrial park (Subdivision SB5-05) which will necessitate the construction
of sewer lines passing through the subject site. Future development of the site could
utilize the new sewer infrastructure.

¢ There is no public storm drain system in the vicinity of the site so the applicant will
have to provide stormwater management at such time that the property develops. The
storm drainage system would be designed to ensure that development of the site does
not degrade water quality or increase water quantity draining to the Scappoose
Drainage District or cause other flooding or groundwater problems.

¢ Upon annexation and a zone change, a closer evaluation of the sewer service and
drainage options will happen during Site Development Review.

The applicable goals and policies of the GOAL FOR PUBLIC FACILITIES AND
SERVICES, and the POLICIES FOR PUBLIC FACILITIES AND SERVICES, are
satisfied.

GOAL FOR ECONOMICS
1t is the goal of the City of Scappoose to:

1) Maintain conditions favorable for a growing, healthy, stable, and diversified business
and industrial climate. '

2) Establishgreater-local control-overthe density of local-economic-development.—

POLICIES FOR ECONOMICS
1t is the policy of the City of Scappoose to:

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

4) Encourage the expansion of employment opportunities within the urban area, so
residents can work within their community as well as commute to jobs outside the
City.

3) Promote pollution free industrial development necessary to provide a balanced

tax base for the operation of local government services.

7) Assist in programs to attract desirable industries in terms of diversification,
labor-intensiveness, and non-pollution rather than accept any industry which may
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wish to locate here; additionally, to prohibit industries with excessive levels of
pollution or other undesirable effects which would cancel possible economic
benefits or threaten the existing quality of living.

11)  Identify special locations for industrial activities that will assist in energy
canservation; specifically, industries should be clustered:

a. Close to existing rail lines.
b. To allow for employees to use carpools.

13)  Coordinate its plans for public facilities to accommodate expected industrial and
residential growth. :

Policies 2-3, 6, 8-10, 12, and 14-17 are not applicable to this application.

Finding:

The subject property is located in the Scappoose Urban Growth Boundary and is
designated Industrial on the Comprehensive Plan Map in recognition of planned
industrial uses at such time that the City annexes the property. Industrial development
will enhance the City’s economic base, providing additional employment opportunities
within the City Limits. The 92-acre site is not adjacent to a rail line, but the site and the
adjacent Scappoose Industrial Airpark provide an opportunity for carpooling. The City’s
system plans for water and sanitary sewer service are capable of accommodating
industrial use of the subject property. The Crown Zellerbach Road was recently improved
to City standards to accommaodate truck traffic between Highway 30 and businesses near
the airport.

The 2003 Land Use Needs analysis indicated that Scappoose had a need for an additional
10.5 gross acres of industrial land, plus a need for large sites totaling roughly 200 acres to

accommodate -large—industrial -users.Staff has..updated this figure to account for

subsequent annexations, zone changes, and one de-annexation, and has computed that the
City has a current deficit of 8.1 industrial acres plus a need for large sites. Annexing this
92-acre site will satisfy the immediate need for industrial land. Annexation of this
property also affords the City direct control over development.

The proposed airport related opérations would be low-pollution activities that would
bolster the City’s tax base and provide employment opportunities for City residents.

Annexation will allow this development to occur within City Limits.

The applicable goals and policies of the GOAL FOR ECONOMICS and the POLICIES
FOR ECONOMICS are satisfied.

20-



ANX1-06/ZC1-06 May 31, 2006
Sierra Pacific Communities “Wagner Property” Annexation and Zone Change

GENERAL GOALS FOR LAND USES

1) The growth of the City should be orderly and in accordance with the public
-health, safety and welfare, while preserving individual choice and recognizing
existing patterns of development. ,

3) A suitable balance between competing land use should be established so that,
insofar as possible, the complete range of social, economic, cultural, and
aesthetic needs of the community are met.

8) Industrial areas should be suitable for their purpose, properly located, and
adequate for future needs.

13) A safe and convenient transportation system should be developed to meet future
needs. '

14)  The local economy should be strengthened and diversified.
Goals 2, 4-7, 9-12, and 15-19 are not applicable to this application.

Finding:

The subject property is located in the UGB by the Scappoose Industrial Airpark and is
suitably located to accommodate contemporary industrial needs. This area is not in
conflict with residential uses and would benefit from the proximity of nearby industrial
development. Annexation of this site provides for orderly development of the area around
the Scappoose Industrial Airpark and provides a balanced land use supply by eliminating
the immediate deficit of industrial land within the City. Providing an opportunity for
development by annexing the site will increase the number of job opportunities within
the City.

The applicable goals and policies of the GENERAL GOALS FOR LAND USES are
satisfied.

GOAL FOR THE INDUSTRIAL LAND USE DESIGNATION

1t is the goal of the City ofScappoose to:

1) Provide a place for industrial activities where their requirements can be met, and
where their environmental effects will have a minimal impact upon the community.

POLICIES FOR THE INDUSTRIAL LAND USE DESIGNATION

1t is the policy of the City of Scappoose to:
1) Provide suitable areas for industrial expansion, utilizing for such purposes

relatively large, flat areas that are separated by buffers from the City’s
residential districts. ‘
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3) Locate industrial areas so they have a convenient relationship to the community’s
transportation system, without generating heavy traffic through residential
districts; additionally, the clustering of industrial activities will allow carpooling
by employee. '

Policies 2 and 4-6 are not applicable to this application.

Finding:

The subject site is suitable for industrial uses since it is clustered near existing industrial
and noise-generating uses (i.e., the airport) rather than being located adjacent to
residential areas. Access to the property from Highway 30 is relatively direct via West
Lane Road and Crown Zellerbach Road, which was recently improved.

The 2003 Land Use Needs analysis indicated that Scappoose had a need for an additional
10.5 gross acres of industrial land, plus a need for large sites totaling roughly 200 acres to
accommodate large industrial users. The City Council approved two Zone Changes in
2004 and one Zone Change in 2006 that converted land from industrial to residential
uses, annexed approximately 36 industrial acres in 2005, and approved the withdrawal of
one parcel from City Limits in 2006. Collectively, these changes have led to an
immediate deficit of 8.1 acres of industrial land, plus a need for large sites. Annexing this
92-acre site would satisfy the immediate need for industrial land and could accommodate
large industrial users. Rezoning the site to PUA is consistent with the Industrial
Comprehensive Plan designation.

The applicable goals and policies of the GOAL FOR THE INDUSTRIAL LAND USE
DESIGNATION and POLICIES FOR THE INDUSTRIAL LAND USE DESIGNATION
are satisfied. ’

———GOAL FOR TRANSPORTATION

[...] : :
8) To assure that roads have the capacity for expansion and extension to meet future
demands: ‘

POLICIES FOR TRANSPORTATION

1) Require all newly established streets and highways to be of proper width,
alignment, design and construction, and to ensure that they are in conformance with the
City’s Subdivision Ordinance.

2) - Review diligently all subdivision plats and road dedications to insure the
establishment of a safe and efficient road system.

Finding:

West Lane will require improvements in conjunction with any future development of the
subject site to ensure a safe and efficient road system. The required improvements and
construction of new streets serving the site must meet the requirements of the
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Transportation System Plan and the Public Works Design Standards. The City has
designated West Lane as a Major Collector, which will be constructed to accommodate
heavy traffic volumes. Additional findings are found in Findings of Fact #2,
Transportation Planning Rule.

4. The following sections of Title 17 of the Scappeose Municipal Code (Scappoose
Development Code) are applicable to this request:

Chapter 17.22 AMENDMENTS TO THE TITLE, COMPREHENSIVE PLAN, AND MAPS
17.22.010 Purpose. The purpose of this chapter is to set forth the standards and purposes
governing legislative and quasi-judicial amendments to this title, the acknowledged
comprehensive plan, and the related maps.

17.22.030 Quasi--judicial _amendments. Quasi-judicial amendments shall be in
accordance with the procedures set forth in Chapter 17.162 and the following:

A. The commission shall make a recommendation to the Council to approve, approve
with conditions or deny an application for a quasi-judicial comprehensive plan map
amendment or zone changes based on the following:

1. The applicable comprehensive plan policies and map designation;

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

3. The applicable standards of this title or other applicable implementing ordinances;
and .

4. Evidence of change in the neighborhood or community or a mistake or inconsistency
with the comprehensive plan or zoning map as it relates to the subject property. .

B. The council shall decide the applications on the record.

C. A quasi-judicial application may be approved, approved with conditions or
denied.

Finding:

I THE—APPLICABLE— COMPREHENSIVE. PLAN_ . POLICIES AND —MAP.

DESIGNATION

As specified by Section 17.136.070 of the Scappoose Municipal Code, if this property is
annexed it would automatically receive the Light Industrial (LI) zoning designation since
the site had an “Industrial” Comprehensive Plan Map designation. The applicant requests
that the property be re-zoned to Public Use Airport (PUA) if the annexation is successful.
The Comprehensive Plan Goal of the Urban Growth Boundary and Policies for the
Urban Growth Boundary specify that the area around the airport has been identified for
airport-related development. The purpose of the PUA zone is to encourage and support
the continued operation and vitality of the Scappoose Industrial Airpark by allowing
certain airport-related commercial, manufacturing and recreational uses in accordance
with state law. The PUA zone thus most closely achieves the Comprehensive Plan goals
and is consistent with the Industrial Comprehensive Plan designation.

2. THE CHANGE WILL NOT ADVERSELY AFFECT THE HEALTH, SAFETY AND
WELFARE OF THE COMMUNITY; ' '
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The proposed annexation is consistent with the Comprehensive Plan because the property
lies within the urban growth boundary. The zone change to PUA rather than LI
implements the Industrial Comprehensive Plan designation while tailoring the type of
development that may occur. Operations of industrial or airport-related developments are
regulated to ensure minimal off-site impacts. Therefore the proposal will not adversely
affect health, safety, and welfare.

3. THE APPLICABLE STANDARDS OF THIS TITLE OR OTHER APPLICABLE
IMPLEMENTING ORDINANCES;

The proposed annexation and zone change are policy decisions subject to guidance by the
full policy framework established by the Oregon Statewide Land Use Planning Goals and
associated Oregon Administrative Rules (OAR), and by the Scappoose Comprehensive
Plan and Development Code. Full discussion of the applicable standards is found in this
report. The analysis demonstrates consistency and compliance with all applicable
approval standards.

4. EVIDENCE OF CHANGE IN THE NEIGHBORHOOD OR COMMUNITY OR A4
MISTAKE OR INCONSISTENCY WITH THE COMPREHENSIVE PLAN OR ZONING
MAP AS IT RELATES TO THE SUBJECT PROPERTY. ’

The subject site is designated Industrial in the Comprehensive Plan Map. Comprehensive

- Plan policies state that land adjacent to the airport is slated for industrial development.
The PUA zone more closely achieves this objective than does the LI zone. It would
therefore be inconsistent to apply Section 17.136.070 by automatically zoning the
property Light Industrial. The requested zone change to PUA rectifies that mistake by
reserving the site for airport-related development.

Chapter 17.70 LI LIGHT INDUSTRIAL

17.70.030 Permitted uses. In the light industrial zone, activities are subject to site
development review, Chapter 17.120, Site Development Review. Only the following uses
and their accessory uses are permitted outright:
[...]
F. Building materials sales and service;
[.] .
- L. Retail facilities on sites greater than one hundred thousand square feet;
M. Manufacturing of finished products;
N. Manufacturing of components for use in finished products;
O. Packaging of previously processed materials;
P. Participation sports and recreation: indoor and outdoors;
Q. Processing and packing of food products; [...]
Y. Wholesale, storage, and distribution; [...]
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Finding:

A variety of uses are permitted in the Light Industrial zoning district, including uses that
are not airport-related. The applicant has request that the zoning for the s1te be changed
to Public Use Airport (PUA). Section 17.70.030 is satisfied.

Chapter 17.69 PUA PUBLIC USE AIRPORT

17.69.040 Permitted uses. The following uses and activities are permitted outright in the
PUA zone:

[...]

F. Flight instruction, including activities, facilities, and accessory structures located at
airport sites that provide education and training directly related to aeronautical
activities. Flight instruction includes ground training and aeronautic skills training, but
does not include schools for flight attendants, ticket agents or similar personnel;

G. Adircraft service, maintenance and training, including activities, facilities and
accessory structures provided to teach aircraft service and maintenance skills and to
maintain, service, refuel or repair aircraft or aircraft components. "Aircraft service,
maintenance and training” includes the construction and assembly of aircraft and
aircraft components for personal use, but does not include activities, structures or
facilities for the manufacturing of aircraft or aircraft-related products for sale to the
public;

[--]

1. Aircraft sales and the sale of aeronautic equipment and supplies, including activities,

facilities and accessory structures for the storage, display, demonstration and sales of
aircraft and aeronautic equipment and supplies to the public but not including activities,

facilities or structures for the manufacturing of aircraft or azrcraft—relatea’ products for
sale to the public;

[...]

L. Manufacturing, assembly, processing, packaging, testing, treatment, vepair, or

distribution of aircraft or.aircraft related components or products for sale to the public;

and
M. Other airport compatible light industrial uses.

Finding:

A variety of airport-compatible uses are permitted in the Public Use Airport zoning
district, some of which are listed above. Future development proposals would be
reviewed for consistency with the perrmtted uses in the proposed zone. Section 17.69.040
is satisfied.
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Chapter 17.136 ANNEXATIONS

17.136.020 Policy. '

Annexations .shall be considered on a case-by-case basis, taking into account the goals
and policies in the Scappoose Comprehensive Plan, long range costs and benefits of
annexation, statewide planning goals, this title and other ordinances of the City and the
policies and regulations of affected agencies’ jurisdictions and special districts.

A. It is the City’s policy to encourage and support annexation where:

1. The annexation complies with the provisions of the Scappoose Comprehensive
Plan v '

2. The annexation would provide a logical service area, straighten boundaries,
eliminate or preclude islands of unincorporated property, and contribute to a
clear identification of the City.

- 3. The annexation would benefit the City by addition to its revenues of an
amount that would be at least equal to the cost of providing service to the
area. »

4. The annexation would be clearly to the City’s advantage in controlling the
growth and development plans for the area. :

Finding:

. The proposed annexation complies with the goals and policies of the Comprehensive
Plan as previously discussed in Finding of Fact #3. The annexation connects two areas
that are already part of the City, expanding the City’s logical service area. Revenues from
the area are anticipated to cover the cost of providing services, especially factoring in the
employment that could occur on site. Annexation will allow the City to manage growth
and alleviate an immediate need for industrial property within the City Limits.
Annexation of the property provides for City inspection and approval of all development.

Section 17.136.020(A) is satisfied.

B. It is the City’s policy to discourage and deny annexation where:

1. The annexation is inconsistent with the provisions of the Scappoose
Comprehensive Plan.

2. The annexation would cause an unreasonable disruption or distortion of the
current City boundary or service area.

3. The annexation would severely decrease the ability of the City to provide
services to an area either inside or outside of the City. ' :

4. Full urban services could not be made available within a reasonable time.

- Finding:
The proposal is consistent with the provisions of the Scappoose Comprehensive Plan as

previously discussed. The annexation does not decrease the ability of the City to provide
services and does not cause an unreasonable disruption of the current City boundary. The
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proposed annexation site can be served by urban services provided that the applicant
installs sewer and storm facilities to serve the site and improves the streets in conjunction
with future development. Section 17.136.020(B) is satisfied.

17.136.040 Approval standards.

A. The decision to approve, approve with modifications or deny, shall be based on
the following criteria:

1. All services and facilities are available to the area and have sufficient capacity to
provide service for the proposed annexation area;

Finding:

Existing municipal police services can be made available to the site immediately. The site
fronts onto an existing road within the City. The property is already located within the
Scappoose Rural Fire District, the Scappoose School District, the Scappoose Library
District, and the Scappoose Parks and Recreation District. Telephone and electric
services are already provided to neighboring properties.

Water and sewer service can be made available to the site; water is available immediately
and sewer could be provided when the applicant extends the sewer lines. The water
treatment plants and wastewater treatment plant have excess capacity to accommodate
development of this and other sites.

Section 17.136.040(A).1 is satisfied.

2. The impact upon public services which include but are not limited to police and fire
protection, schools and public transportation to the extent that they shall not be
unduly compromised;

Finding:

As discussed previously, the proposed annexation will have a minimal impact on the
capacity of public service providers, especially since the site is already within the service
areas of the Fire District and other service providers. Section 17.136.040(A).2 is
satisfied. ’

3. The need for housing, employment opportunities and livability in the City and
surrounding areas,

Finding:

This annexation would provide an additional 92 acres for airport-related development
and long-term employment, and would also create temporary employment opportunities
for the construction- of streets, utilities, and structures. Annexation would stimulate
economic development. Section 17.136.040(A).3 is satisfied.
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4. The location of the site in relation to efficient provision of public facilities, services,
transportation, energy conservation, urbanization and social impacts.

Finding:

This site is contiguous to the existing City limits and is bordered on three sides by land
within the City. Water service is available to the site from West Lane Road, and police
and fire protection can be supplied by the Scappoose Police Department and Scappoose
Rural Fire Protection District, respectively. The site has convenient transportation access
to Highway 30 via West Lane and Crown Zellerbach Road and is close to existing
industrial development, making carpooling and energy conservation possible.
Urbanization of the site is consistent with the City’s Comprehensive Plan, and site
development is not anticipated to impose adverse social impacts. Increasing the industrial
land supply will benefit the City by providing employment opportunities and satisfying
the immediate need for industrial land. Section 17.136.040(A).4 is satisfied.

17.136.070 Zoning upon annexation. Upon annexation, the area annexed shall be
automatically zoned to the corresponding land use zoning classification as shown in the
table below. The zoning designation shown on the table below is the city's zoning district
which most closely implements the city's comprehensive plan map designation. V

Comprehensive Plan Zoning Classification

SR R-1, Low Density Residential

GR R-4, Moderate Density Residential
MH MH, Manufactured Home Residential
C Expanded Commercial '
1l Light Industrial

Finding:

The site has a Comprehensive Plan designation of I, Industrial. Upon annexation, the site
would automatically be zoned LI, Light Industrial. The applicant has requested that the
site be zoned Public Use Airport in accordance with Comprehensive Plan goals and
policies. Section 17.136.070 is satisfied.

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
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commission may transmit their 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; [ ...]

Finding:

The applicant has requested the concurrent review of Annexation and a Zone Change.

The Planning Commission will make a recommendation to the City Council regarding

the applicant’s request. Based on the submitted materials and the staff report the
- applicant’s proposal complies with the City’s Comprehensive Plan and with the

requirements of Title 17 of the Scappoose Municipal Code. Section 17.162.090(C) is

satisfied.

RECOMMENDATION

The airport-related use proposed for this site is consistent with the City of Scappoose
Comprehensive Plan and the parcel is within the city’s Urban Growth Boundary. The site
is also within the boundaries of the special districts and departments providing public
services to the areas within the City.

Based on the findings of fact, the conclusionary findings for approval, and the material
submitted by the applicant, staff recommends that the Planning Commission recommend
APPROVAL of the application ANX1-06/ZC1-06 by the City Council for placement on
the ballot.
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Appendix

Definitions for Airport Surfaces and Areas, Scappoose Land Use
and Development Code Chapter 17.88

« Primary Surface
A surface longitudinally centered on a runway. When a runway has a specially ptepared
hard surface, the primary surface extends two hundred feet beyond each end of that
runway. When a runway has no specially prepared hard surface, or planned hatd sutface,
the primary surface ends at each end of that runway. The elevation of any point on the
primary surface is the same as the elevation of the nearest point on the runway
centerline. For the Scappoose Industrial Airpark, the width of the primary surface is five
hundred feet. If visibility minimums are reduced to three-fourths statute mile, then the
width of the ptimary sutface would be one thousand feet.

+ Transitional Surface _

- Those surfaces that extend upward and outward at ninety-degree angles to the runway
centetline and the runway centerline extended at a slope of seven feet horizontally for
each foot vertically from the sides of the ptimary and approach sutfaces to the point of
intersection with the horizontal and conical surfaces. Transitional surfaces for those
portions of the precision approach surfaces which project through and beyond the limits
of the conical surface extend a distance of five thousand feet measured hotizontally from

the edge of the approach surface and ata ninety-degree angle to the extended runway
centerline.

+ Horizontal Surface
A horizontal plane one hundred fifty feet above the established airport elevation, the
perimeter of which is constructed by swinging arcs of specified radii from the center of

each end of the primary surface of each runway and connecting to adjacent arcs by lines

tangent to those arcs. For the Scappoose Industnial Airpark, the radius of each arc 1s ten
thousand feet.

« Conical Surface
A surface extending outward and upward from the periphery of the horizontal sutface at
a slope of twenty to one for a horizontal distance of four thousand feet.

« Approach Surface _
A surface longitudinally centered on the extended runway centetline and extending
outward and upward from each end of the primary sutfaces. For the Scappoose
Industrial Airpatk:

1. The inner edge of the approach surface is the same width as the primary sutface and
it expands uniformly to a width of three thousand five hundred feet. If visibility
minimums are reduced to three-fourths statute mile, then the approach surface
would expand uniformly to a width of four thousand feet;

otak
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Definitions for Airport Surfaces and Areqas, Scappoose Land Use
and Development Code Chapter 17.88

2. The approach surface extends for a horizontal distance of ten thousand feet at a
slope of thirty-four feet outward for each foot upward; and

3. The outer width of an approach surface is three thousand five hundred feet at a
distance of ten thousand feet from the end of the primary surface. If visibility
minimums are reduced to three-fourths statute mile, then the outer width of the
apptoach surface would be four thousand feet at a distance of ten thousand feet
from the end of the primary sutface.

« Runway Protection Zone (RPZ)
An area off the runway end used to enhance the protection of people and property on
the ground. The RPZ is trapezoidal in shape and centered about the extended runway
centetline. The inner width of the RPZ is the same as the width of the primary sutface.
The outer width of the RPZ is a function of the type of aircraft and specified approach
visibility minimum associated with the runway end. For the Scappoose Industrial
Airpatk, the RPZ extends from each end of the primary surface for a horizontal distance
of one thousand feet. If visibility minimums are reduced to three-fourths statute mile,
then the RPZ would extend from each end of the primary surface for a horizontal
distance of one thousand seven hundred feet.

— ~ ofak
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AIRPORT LAND GOALS AND POLICIES

Preface

The airport designation covers light industry, airport-related mixed-use development,
and airport residential development. The Land Use and Development Code will specify
whether the land can be used for light industrial activities with no off-site impact, mixed-
use development, or airport residential development.

Residential development has proven feasible at a number of general aviation
airports. As each general aviation airport is unique, residential development at the
Scappoose Industrial Airpark will require exploration of options and cooperation with the
private sector.
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Significant Findings of the Plan with Regards to the Airport

1) The Scappoose Industrial Airpark is located within the city limits of Scappoose
along Highway 30, north-east of downtown Scappoose. Access to the airport is
provided by West Lane Road and Columbia Avenue. :

2) The airport is owned, operated, and maintained by the Port of St. Helens; the
Port of St. Helens is the airport sponsor.

3) Per the State Aviation System Plan, the Scappoose Industrial Airpark is a
Category 2 airport and is the second busiest airport without an air traffic control tower
in the State of Oregon. A Category 2 airport 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.

4) The airport is one of three airports with a runway over 5,000 feet in length within
a 30 nautical mile radius of the Scappoose. The airport has one runway, 5,100 feet
by 100 feet, and two main paralliel taxiways on either side of the runway.

5) The airport is considered a major airport in the Portland Metropolitan Area.

6) The primary fixed base operator (FBO) at the airport is Transwestern Aviation.
Other FBO’s include Sherpa Aircraft Manufacturing, Sport Copter, Inc., Oregon Aero,
Composites Unlimited, Inc., and the Northwest Antique Airplane Club.

7) Utilities serving the airport include Columbia River PUD (electricity), City of
Scappoose (water, west side of the airport), and Century Tel (telephone). 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.

8) The Scappoose Rural Fire Protection District provides aircraft rescue and fire
fighting services for the airport.

9) The Scappoose Industrial Airpark is a valuable resource and provides economic
benefits to the City. The City supports the continued operation and vitality of the
airport.

10) The Port of St. Helens is supportive of a residential component adjacent to the
airport and is willing to work with the private sector to provide residential

development with airport access.

11) This chapter addresses only to the Scappoose Industrial Airpark and land
surrounding the airport.
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Goal for the Airport Land Use Designation

It is the goal of the City of Scappoose to:

1) Support and promote the continued operation and vitality of the Scappoose Industrial
Airpark. :

2) Provide a location for airport-related light industrial activities in an industrial business
park setting where their requirements can be met and where their environmental effects
will have a minimal impact upon the community.

3) Utilize the Scappoose Industrial Airpark as an attractor for non-aviation-related
industries that are dependent upon or compatible with and benefit from aircraft and air
transportation and interact strongly with the cluster of aviation-related businesses also
located near the airport.

4) Take advantage of the transportation option's' provided by the Scappoose Industrial
Airpark by allowing airport-related mixed-use and airport residential development.

Policies for the Airport Land Use Designation

It is the policy of the City of Scappoose to:

1) Locate light industrial, airport-related mixed-use and airport residential development
areas so they have a convenient relationship to the community’s transportation system;
this includes vehicular and aircraft transportation systems.

2) Screen, setback, or buffer the boundaries of airport mixed-use or airport residential
development areas from light industry.

3) Apply this designation where light industrial, airport mixed-use, or airpott residential
development interests have become established and where vacant sites have been set
aside for this purpose.

4) Protect the stability and functional aspects of light industrial, airport mixed-Use, and
airport residential areas by safeguarding them from incompatible uses.
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17.XX.010—17.XX.020

Chapter 17.XX

MUA MIXED USE AIRPORT

Sections:

17.XX.010 Purpose.

17.XX.020  Conformance with Public Use Airport Safety and Compatibility
Overlay Zone. '

17.XX.030 Definitions.

17.XX.040 Permitted uses.

17.XX.050 Conditional uses.

17.XX.080 Prohibited uses.

17.XX.070 Notices and Restrictions for Development Within the Mixed Use
Airport Zone.

17.XX.080 Lot standards.

17.XX.090 Setbacks.

17.XX.100 Building Height.

17.XX.110 Landscaping Requirements.

17.XX.120 Circulation.

17.XX130 Parking.

17.%X.010 Purpose. The purpose of the Mixed Use Airport (MUA) Zone is to support
and promote the Scappoose Industrial Airpark in its operation and future development by
protecting it from incompatible uses and encouraging economic development of the City
by allowing airport-related mixed-use and residential development.

The Mixed Use Airport (MUA) Zone is intended to: '

1. Provide locations for commercial and non-commercial activities dependent upon
aircraft or air transportation when such activities, in order to function, require, or benefit
from a location within or immediately adjacent to an airport providing primary flight
operations and passenger or cargo service facilities.

2. Provide locations for commercial and non-commercial activities that are
compatible with and benefit from air transportation, including non-aviation businesses
that experience improved performance and have an interdependent relationship with the
aviation-related businesses located near the airport. .

3. Take advantage of the transportation options provided by the Scappoose
Industrial Airpark by allowing airport-related mixed-use and residential development that
has a physical connection to the airport through private taxiways.

17.XX.020 Conformance with Public Use Airport Safety and Compatibility Overlay
Zone. All uses, activities, facilities and structures allowed in the Mixed Use Airport (MUA)
Zone shall comply with the requirements of the Public Use Airport Safety and
Compatibility Overlay (AO) Zone, Chapter 17.88 of the Scappoose Land Use and
Development Code. In the event of a conflict between the requirements of this zone and
those of the Public Use Airport Safety and Compatibility Overlay (AO) Zone, the
requirements of the overlay shall control. _
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17.XX.030 Definitions. Unless the context specifically indicates otherwise, the
meaning of terms used in this chapter shall be as foliows:

A. “Aircraft” includes airplanes and helicopters, but not hot air balloons or ultralights.

B. “Airport compatible business” is a business, aviation or non-aviation in nature,
which is not incompatible with the airpark. ,

C. “Airport mixed-use development” (as used in this chapter) is a mix of airport
related residential development, with a minor emphasis on commercial uses, within a
multi-modal environment.

D. “Air transportation business” is a business engaged in the business of
transporting personnel and/or cargo by air. '

E. “Airport residential development” (as used in this chapter) is a residential
development adjacent to the Scappoose Industrial Airpark that has a through-the-fence
agreement with the airport sponsor to facilitate runway access for residents of the
development.

F. “Airport sponsor” is the owner, manager, person, or entity designated to
represent the interests of the airport. For the Scappoose Industrial Airpark, the airport
sponsor is the Port of St. Helens.

G. “Avigation easement” is a grant of a property interest in land over which a right of
unobstructed flight in the airspace is established and which prohibits any structures,
growth, or other obstructions from penetrating the approach surface and provides a
right-of-entry to remove, mark, or light any structure of any such obstruction.

H. “Clear area” is a land area required to be clear of obstructions per Federal
Aviation Administration regulations for airports and airspace.

I. “Combination garage” is a garage for the parking and storage of automobiles and
aircraft. ‘

J. “Disclosure statement” is a statement, recorded in the County records by the
property owner, acknowledging that the property is located in close proximity to the
airport and signifies the owner’s awareness of the associated noise levels, vibrations,
fumes, dust, fuel, fuel particles, and other effects that may be caused by aircraft
operations on or near the airport.

K. “Efficiency loft” is a small apartment with a bathroom and kitchenette.

L. “General aviation” is any flight that is not military, does not fly on a regular
schedule, and is not classified as an air carrier, commuter or regional. General aviation
may include business flights, private aviation, flight training, ballooning, parachuting,
gliding, hang gliding, aerial photography, foot-launched powered hang gliders, air
ambulance, crop dusting, charter flights, traffic reporting, police air patrols, forest fire
flighting, as well as many other types of flying. -

M. “Hangar” is a building for the storage and maintenance of aircraft. A hangar is not
considered an accessory building.

N. “Object free area” is an area on the ground centered on a runway or taxiway
centerline provided to enhance the safety of aircraft operations by having the area free
of objects, except for objects that need to be located in the Object Free Area for air
navigation or aircraft ground maneuvering purposes.

O. “Parking apron” is a paved or grass area intended for parking aircraft.

P. “Private hangar” is a private or semi-private building for the storage and
maintenance of aircraft located on a separate parcel or lot from the residential dwelling it
serves.
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Q. “Runway” is a defined rectangular surface on an airport prepared or suitable for
the landing and takeoff of aircraft.

R. “Safety areas” are defined surfaces surrounding the runway prepared or suitable
for reducing the risk of damage to airplanes in the event of an undershoot, overshoot, or
excursion from the runway.

S. “Taxiway’ is a defined path established for the taxiing of aircraft from one location
to another location. All taxiways must be paved with an all weather surface.

T. “Tie-down” is a paved or grass area intended for parking aircraft.

U. “Vehicular garage” is a garage for the parking and storage of automobiles.

17.XX.040 Permitted uses. In the Mixed Use Airport Zone, activities are subject to
Site Development Review, Chapter 17.120 of the Scappoose Land Use and
Development Code. Only the following uses, their accessory uses, and actlvmes are
permitted outright in the Mixed Use Airport (MUA) Zone:

A. Aircraft or air transportation businesses;

B. A business that owns an aircraft, keeps it at the work site, and relies on the
aircraft as an important tool or platform for business. The business shall demonstrate
that the aircraft is used primarily for business purposes and any personal use is
secondary;

C. Abusiness activity that relies on regular use of a general aviation aircraft by the
business or its clients;

'D. Aerial surveying, mapping, and photography;

E. Flight instruction, including activities, facilities, and accessory structures located
at airport sites that provide education and training directly related to aeronautical
activities. Flight instruction includes ground training and aeronautic skills training, but
does not include schools for flight attendants, ticket agents, or similar personnei;

. F. Aircraft rental, including activities, facilities and accessory structures that support
the provision of aircraft for rent or lease to the public;

G. Aircraft sales and the sale of aeronautic equipment and supplies including
activities, facilities, and accessory structures for the storage, display, demonstration, and
sales of aircraft and aeronautic equipment and supplies to the public but not including
activities, facilities, or structures for the manufacturing of aircraft or aircraft-related
products for sale to the public;

H. Aircraft service, maintenance, and training including activities, facilities, and
accessoty structures provided to teach aircraft service and maintenance skills and to
maintain, service, refuel or repair aircraft or aircraft components. “Aircraft service,
maintenance and training” includes the construction and assembly of aircraft and aircraft
components for personal use, but does not include activities, structures, or facilities for
the manufacturing of aircraft or aircraft-related products for sale to the public;

I. Aircraft hangars for the storage and maintenance of business or personal aircraft.
An aircraft hangar may contain an efficiency loft;

J. Tie-down or hangar for the parking, storage, and maintenance of aircraft;

K. Greenways and other open space, including but not limited to bicycle and
pedestrian paths and parks. Greenways and other open space will be separated by
natural or man-made barriers from taxiways;

L. Accessory Dwelling Units (ADU’s) subject to the provisions of Chapter 17.92,
Accessory Dwelling Units, of the Scappoose Land Use and Development Code;
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M. Home occupation (Type ) subject to Chapter 17.142, Home Occupations,
identified in the Scappoose Land Use and Development Code.

17.XX.050_Conditional uses. The following uses and their accessory uses may be
permitted when authorized by the Planning Commission in accordance with the
requirements of Chapter 17.130, Conditional Use, of the Scappoose Land Use and
Development Code, other relevant sections of this title, and any conditions imposed by
the Planning Commission. Notification of the airport sponsor is required:

A. Single-family, detached residential dwelling units with a physical connection to
the airport through private taxiways and within a residential subdivision or partition that
has been approved through the Conditional Use process. Individual housing units within
the approved subdivision or partition do not need Conditional Use Permits;

B. Single-family, detached residential dwelling units with a physical connection to
the airport.through a private taxiway and outside an approved residential subdivision or
partition. Individual housing units outside an approved subdivision or partition shall apply
for Conditional Use Permits;

C. Home occupation (Type Il) subject to Chapter 17.142, Home Occupations, of the
Scappoose Land Use and Development Code.

17.XX.060_Prohibited uses. The folliowing uses and activities are prohibited in the
Mixed Use Airport (MUA) Zone: . ,

A. Emergency medical flight services including activities, aircraft, accessory
structures, and other facilities necessary to support emergency transportation for
medical purposes. Emergency medical flight services do not include hospitals, medical
offices, medical labs, medical equipment sales, and other similar uses;

B. Law enforcement and firefighting activities including aircraft and ground-based
activities, facilities, and accessory structures necessary to support federal, state or local
law enforcement or land management agencies engaged in law enforcement or
firefighting activities. Law enforcement and firefighting activities include transport of
personnel, aerial observation, and transport of equipment, water, fire retardant, and
supplies; ‘

- C. Search and rescue operations including aircraft and ground-based activities that
promote the orderly and efficient conduct of search or rescue related activities;

D. Crop dusting activities including activities, facilities, and structures accessory to
crop dusting operations. Crop dusting activities include, but are not limited to, aerial
application of chemicals, seed, fertilizer, defoliant, and other chemicals or products used
in a commercial agricultural, forestry, or rangeland management setting.

17.XX.070 Notices and Restrictions for Development Within the Mixed Use Airport
Zone.

A. Avigation Easement. Prior to the issuance of a building permit for new
construction, the owner shall dedicate an avigation easement to the airport sponsor.
Prior to the issuance of a building permit for new construction, the owner shall dedicate
an avigation easement to the airport sponsor. The avigation easement shall grant
unobstructed flight in the airspace and prohibit any structures, growth, or other
obstructions from penetrating Federal Aviation Regulation (FAR) Part 77 surfaces and
provide a right of entry to remove, mark, or light any structure of any such obstruction at
" a cost to the property owner. The easement shall hold the City, Port of St. Helens,
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airpark, and public harmless from any damages caused by noise, vibrations, fumes;
dust, fuel, fuel particles, or other effects that may be caused by the operation of aircraft
taking off, landing, or operating on or near the airpark, not including the physical impact
of aircraft or parts thereof.

B. Disclosure Statement. In preparation for closing, perspective buyers and title
companies shall have access to a disclosure statement which will be available in the
Columbia County records. The Disclosure Statement acknowledges that the property is
located in close proximity to the Scappoose Industrial Airpark, signifies the buyer’s
awareness of the associated activities, and notifies the buyer that residential
development proximate to the airport ought to assume, at some indefinite date, an
impact from air traffic. Additionally, prior to the issuance of a building permit for new
construction, the owner shall record a Disclosure Statement in the County records.

C. Covenants, Conditions, and Restrictions (CC&Rs):

a. A residential subdivision or partition approved through the Conditional
Use process shall have associated CC&Rs. Individual housing units outside an
approved subdivision or partition do not need to have associated CC&Rs.
CC&Rs shall contain architectural guidelines for the approved subdivision or-
partition. ltems that the CC&Rs shall address include, but are not limited to, the
following:

i. Construction standards

ii. Architectural guidelines

ii. Landscaping requirements

iv. Parking standards

v. Maintenance of common facilities, taxiways, and open space tracts

b. All CC&Rs shall be reviewed and approved by the City prior to final plat
approval. The City will provide a copy of the CC&R’s to the airport sponsor for
review and comment; the airport sponsor shall have 30 days to provide
comments to the City.

D. Ata minimum, each residential lot shall have a hangar or permanent rights to a
nearby private hangar to provide for the storage and maintenance of one aircraft. The
building permit application shall include the dwelling and the hangar; if the hangar is not
included in the building permit application, the City shall deny the application.

E. Up to 25% of the lots in a residential subdivision shall be permitted to have
permanent rights to a nearby private hangar only; these lots shall not be required to
construct a hangar.

F. Light fixtures shall be placed and aimed to minimize objectionable glare to pilots.

G. No glare producing building material including, but not limited to, unpainted metal
or reflective glass shall be used on the extenor of structures located where glare could
impede a pilot's vision.

17.XX.080 Lot standards. No lot shall have less than the following standards.
A. Lot area. .

1. The minimum lot area shall be ten thousand square feet.

2. The minimum average lot area for a subdivision shall be one-half acre
and be based on net site area. Net site area is the gross site area minus public
rights-of-way, lots containing public hangar sites, and greenways and other open
space.

B. Lot dimensions and frontage.
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1. The minimum lot width shall be fifty feet, except the minimum lot width on
the arc of an approved full cul-de-sac shall be thirty feet.

2. Each lot shall have frontage on a public street for a distance of at least
fifty feet or have vehicular access to a public street through an access easement
that is at least twenty-five feet wide. No new private streets shall be created to
provide frontage or vehicular access, unless approved by the City engineer.

3. Each lot including a hangar shall have frontage on a private taxiway for a
distance of eighty feet or have aircraft access to a private taxiway through an
easement that is at least eighty feet wide. A paved connection shall be provided
from the tie-down and hangar 1o the taxiway.

C. Lot coverage. The maximum lot coverage shall be 75% for all structures and
impervious areas.
D. Additional requirements shall include any applicable section of this title.

17.XX.090 Setbacks. The minimum setback requirements are as follows:

A. The front yard setback shall be a minimum of twenty feet;

B. The front of vehicular garages or carports shall be located a minimum of twenty
feet from the property line where access occurs;

C. Atie-down may be located with no setbacks to property lines.

D. The front of combination garages shall be located a minimum of 20 feet from the
property line where access occurs and shall be adjacent to a parking apron.

E. Side yard shall total a minimum of fifteen feet with any street side setback no less
than ten feet. Internal lots shall have one side setback no less than ten feet;

F. The rear yard setback shall be a minimum of twenty feet, except the minimum
rear yard setback for an accessory building shall be five feet.

G. When adjacent to other properties within the Mixed Use Airport (MUA) Zone,
hangars shall be located a minimum of five feet from the property line where access
occurs. When adjacent to other properties not within the MUA Zone, hangers shall be
located a minimum of twenty feet from the property line where access occurs.

H. Where a utility easement is located adjacent to a lot line, there shall be a yard
setback no less than the width of the easement. :

H. Additional requirements shall include any applicable section of this title.

17.XX.100_Building Height.

A. No building shall exceed thirty-five feet in height. The maximum height for
accessory buildings shall be twenty-two feet.

B. No structure shall penetrate an airport imaginary surface as outlined in Chapter
17.88, Public Use Airport Safety and Compatibility Overlay (AO) Zone, of the Scappoose
Land Use and Development Code.

C. Additional requirements shall include any applicable section of this title.

17.XX.110_Landscaping Requirements.

A. Street trees shall be required along all public streets, subject to Chapter 17.104,
Street Trees, of the Scappoose Land Use and Development Code. Street trees shall not
be planted along private taxiways. The selected street trees shall be varieties which do
not grow to heights that may interfere with navigable airspace.
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B. No landscaping, except for grass, shall be required for any area within fifty feet of
aircraft operations areas including, but not limited to, aircraft parking aprons and tie-
downs; taxiways; clear areas; safety areas; object free areas; and the runway.

C. No buildings, fences, or vegetation over eighteen inches in height shall be
allowed within the object free area.

D. Additional requirements shall include any applicable section of this title.

17.%X.120 Circulation.

A. At-grade intersections of public streets and private taxiways are strictly
prohibited. :

B. The City may require an emergency vehicle access to a private taxiway be
granted in the form of an emergency vehicle access easement as needed to provide for
adequate emergency vehicle circulation.

17.4X.130 Parking.

A. Each lot shall provide vehicular parking subject to Chapter 17.1086, Off-Street
Parking and Loading Requirements, of the Scappoose Land Use and Development
Code.
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4 TRAFFIC ENGINEERING

May 23, 2007 ‘Project #: 0054.0

Brian Varricchione

City Planner & Assistant City Engineer
City of Scappoose

33568 E. Columbia Avenue
Scappoose, OR 97056

RE: Response Letter Addressing TPR Compiiance of Scappoose Text Amendments

Dear Mr. Varricchione:

Dunn Traffic Engineering, LLC has prepared this letter as a response to the incompleteness comments
received from City staff regarding the first submiftal of proposed text amendments to the City's
Comprehensive Plan and Land Use and Development Code to add a new Mixed Use Airport (MUA) zone,
and how these text amendments relate to compliance with the State’s Transportation Planning Rule
(TPR, Section 660-012-0060). 'Based on your latest feedback, our pesition on TPR compliance has
changed relative to the findings stated in our previous letter dated April 6, 2007. We are no longer certain
that the proposed Mixed Use Airport (MUA) zone will not have any “significant affect” on an existing or
planned transportation facility. The reason for our change of view is.because future development activity
under the proposed MUA zone could conceivably generate more vehicle trips on an average daily and
weekday peak hour basis than what would otherwise be generated by development activity under the
current PUA zone.

The basis for our change of view has to do with a specific piece of proposed MUA zoning language
allowing a minimum lot size of 10,000 square feet. Under a worst-case development scenario, a
subdivision built within a defined MUA zone could consist of a majority of 10,000 square-foot parcels,
resulting in a much higher density than what was previously assumed in our April 6" letter. Our previous
assumption was that the average lot size for developments under the proposed MUA zone would be
around one-half acre, or around 21,780 square feet. It was and continues to be our belief that there will
be demand for much larger sized parcels beyond one-half acre in size to create businesses which
incorporate on-site features such as private work spaces, private hangers, and/or taxiways located at the
rear of the properties to provide access the airport runways. Nevertheless, it is now evident from the

- proposed MUA zoning language and from comments made by City staff that there is no constraint on
overall development size or density within the proposed MUA zone, except for the minimum iot size
limitation of 10,000 square feet. This is consistent with the remainder of Tifle 17 (Land Use and
Development) of the Scappoose Municipal Code of Ordinances, which does not specify a density
standard for any existing zoning designation.

Therefore, under a worst-case development scenario, where a majority of owner-occupied units are
below one-half acre in size, due to a multitude of 10,000 square-foot lots, there is cause for concern that
the proposed MUA zoning may “significantly affect’ the existing or planned transportation system. To
determine whether or not a "significant affect’ could occur, a more formal transportation impact
assessment is necessary and would be completed as part of an application requesting a comprehensive
plan map or zoning map amendment. The assessment would consist of an analysis of the impacts to the
existing and future network of streets and intersections during the weekday a.m. and p.m. peak hours of
the future planning year, and under a worst-case development scenario involving the proposed zone.

7505 SE 32nd Avenue, Portland, OR 97202 @ rHone 503.774.2669 @ rax 503.774.8000 )




Scappoose Text Amendments - TPR Compliance: Project #: 0054

Such an assessment would likely inciude an evaluation of traffic impacts at the following intersections
located within the influence area of the Scappoose Industrial Airpark:

US 30 at East Columbia Avenue;

US 30 at Crown Zellerbach/Scappoose-Vernonia Highway;,
US 30 at West Lane Road;

West Lane Road at North Honeyman Road,;

West Lane Road at Crown Zellerbach Road; and,

West Lane Road at East Columbia Avenue.

O O 0 0O O O

Conclusions and Recommendations v

In conclusion, it is our professional opinion that any development under the proposed MUA zone has the
potential to generate more vehicle trips than what would otherwise be generated under the current PUA
zone. Therefore, additional transportation impact analysis is necessary as part of any application
requesting a comprehensive plan map or zoning map amendment to determine whether or not there will
be a "significant affect” to the existing or planned transportation network. The depth and breadth of such a
study should be coordinated with all affected agencies, including the City of Scappoose, ODOT, and
Columbia County. If you have any questions or comments regarding the assumptions or findings
contained this letter, please contact me at (503)-774-2669.

Sincerely,
DUNN TRAFFIC ENGINEERING, LLC

Brian J. Du%&
Principal

File: TPR compliance letter_response update_052307.doc

e~ May 2007
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The Oregon Administrative Rules contain OARs filed through October 15, 2007

LAND CONSERVATION AND DEVELOPMENT DEPARTMENT

DIVISION 13

AIRPORT PLANNING

660-013-0010

Purpose and Policy

(1) This division implements ORS 836.600 through 836.630 and Statewide Planning Goal 12
(Transportation). The policy of the State of Oregon is to encourage and support the continued operation
and vitality of Oregon's airports. These rules are intended to promote a convenient and economic system
of airports in the state and for land use planning to reduce risks to aircraft operations and nearby land

uses.

(2) Ensuring the vitality and continued operation of Oregon's system of airports is linked to the vitality
of the local economy where the airports are located. This division recognizes the interdependence
between transportation systems and the communities on which they depend.

Stat. Auth.: ORS 183 & ORS 197
Stats. Implemented: ORS 836.600 - ORS 836.635 & 1997 OL, Ch. 859
Hist.: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0020

Definitions

For purposes of this division, the definitions in ORS Chapter 197 apply unless the context requires
otherwise. In addition, the following definitions apply:

(1) "Airport" means the strip of land used for taking off and landing aircraft, together with all adjacent
land used in connection with the aircraft landing or taking off from the strip of land, including but not
limited to land used for existing airport uses.

(2) "Aircraft" means helicopters and airplanes, but not hot air balloons or ultralights.

httn://arcweb.sos.state.or.us/rules/fOARS 600/0OAR 660/660 013.html 11/1/2007
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(3) "Airport Uses" means those uses described in OAR 660-013-0100.

(4) "Non Towered Airport" means an airport without an existing or approved control tower on June 5,
1995. '

(5) "Public Assembly Uses" means a structure or outdoor facility where concentrations of people gather
for purposes such as deliberation, education, worship, shopping, business, entertainment, amusement,
sporting events, or similar activities, excluding airshows. Public Assembly Uses does not include places
where people congregate for short periods of time such as parking lots and bus stops or uses approved
by the FAA in an adopted airport master plan.

(6) "Sponsor" means the owner, manager, other person, or entity designated to represent the interests of
an airport.

Stat. Auth.: ORS 183 & ORS 197
Stats. Implemented: ORS 836.600 - ORS 836.635 & 1997 OL, Ch. 859
Hist.: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0030
Preparation and Coordination of Aviation Plans

(1) The Oregon Department of Aviation (ODA) shall prepare and adopt a state Aviation System Plan

. (state ASP) in accordance with ORS Chapters 835 and 836 and the State Agency Coordination Program
approved under ORS 197.180. ODA shall coordinate the preparation, adoption, and amendment of land
use planning elements of the state ASP with local governments and airport sponsors. The purpose of the
state ASP is to provide state policy guidance and a framework for planning and operation of a
convenient and economic system of airports, and for land use planning to reduce risks to aircraft
operations and nearby land uses. The state ASP shall encourage and support the continued operation and
vitality of Oregon's airports.

(2) A city or county with planning authority for one or more airports, or areas within safety zones or
compatibility zones described in this division, shall adopt comprehensive plan and land use regulations
for airports consistent with the requirements of this division and ORS 836.600 through 836.630. Local
comprehensive plan and land use regulation requirements shall be coordinated with acknowledged
transportation system plans for the city, county, and Metropolitan Planning Organization (MPO)
required by OAR 660, Division 12. Local comprehensive plan and land use regulation requirements
shall be consistent with adopted elements of the state ASP and shall be coordinated with affected state
and federal agencies, local governments, airport sponsors, and special districts. If a state ASP has not yet
been adopted, the city or county shall coordinate the preparation of the local comprehensive plan and
land use regulation requirements with ODA. Local comprehensive plan and land use regulation
requirements shall encourage and support the continued operation and vitality of airports consistent with
the requirements of ORS 836.600 through 836.630.

Stat. Auth.: ORS 183 & 197

Stats. Implemented: ORS 836.600 - 836.630 & 1997 OL, Ch. 859

Hist: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, {. & cert. ef. 2-12-99; LCDD 3-2004, f. &
cert. ef. 5-7-04

660-013-0040
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Aviation Facility Planning Requirements

A local government shall adopt comprehensive plan and land use regulation requirements for each state
or local aviation facility subject to the requirements of ORS 836.610(1). Planning requirements for
airports identified in ORS 836.610(1) shall include:

(1) A map, adopted by the local government, showing the location of the airport boundary. The airport
boundary shall include the following areas, but does not necessarily include all land within the airport
ownership:

(a) Existing and planned runways, taxiways, aircraft storage (excluding aircraft storage accessory to
residential airpark type development), maintenance, sales, and repair facilities;

(b) Areas needed for existing and planned airport operations; and

(c) Areas at non-towered airports needed for existing and planned airport uses that:
(A) Require a location on or adjacent to the airport property;

(B) Are compatible with existing and planned land uses

surrounding the airport; and

(C) Are otherwise consistent with provisions of the acknowledged comprehensive plan, land use
regulations, and any applicable statewide planning goals.

(d) "Compatible," as used in this rule, is not intended as an absolute term meaning no interference or
adverse impacts of any type with surrounding land uses.

(2) A map or description of the location of existing and planned runways, taxiways, aprons, tiedown
areas, and navigational aids;

(3) A map or description of the general location of existing and planned buildings and facilities;

(4) A projection of aeronautical facility and service needs;

(5) Provisions for airport uses not currently located at the airport or expansion of existing airport uses:
(a) Based on the projected needs for such uses over the planning period;

(b) Based on economic and use forecasts supported by market data;

(c) When such uses can be supported by adequate types and levels of public facilities and services and
transportation facilities or systems authorized by applicable statewide planning goals;

(d) When such uses can be sited in a manner that does not create a hazard for aircraft operations; and
(e) When the uses can be sited in a manner that is:

(A) Compatible with existing and planned land uses surrounding the airport; and
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(B) Consistent with applicable provisions of the acknowledged comprehensive plan, land use
regulations, and any applicable statewide planning goals.

(6) When compatibility issues arise, the decision maker shall take reasonable steps to eliminate or
minimize the incompatibility through location, design, or conditions. A decision on compatibility
pursuant to this rule shall further the policy in ORS 836.600.

(7) A description of the types and levels of public facilities and services necessary to support
development located at or planned for the airport including transportation facilities and services.
Provision of public facilities and services and transportation facilities or systems shall be consistent with
applicable state and local planning requirements.

(8) Maps delineating the location of safety zones, compatibility zones, and existing noise impact
boundaries that are identified pursuant to OAR 340, Division 35.

(9) Local government shall request the airport sponsor to provide the economic and use forecast
information required by this rule. The economic and use forecast information submitted by the sponsor
shall be subject to local government review, modification and approval as part of the planning process
outlined in this rule. Where the sponsor declines to provide such information, the local government may
limit the airport boundary to areas currently devoted to airport uses described in OAR 660-013-0100.

Stat. Auth.: ORS 183 & 197
Stats. Implemented: ORS 836.600 - ORS 836.630 & 1997 OL, Ch. 859
Hist.: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0050
Implementation of Local Airport Planning

A local government with planning responsibility for one or more airports or areas within safety zones or
compatibility zones described in this division or subject to requirements identified in ORS 836.608 shall
adopt land use regulations to carry out the requirements of this division, or applicable requirements of
ORS 836.608, consistent with the applicable elements of the adopted state ASP and applicable statewide
planning requirements.

Stat. Auth.: ORS 183 & ORS 197

Stats. Implemented: ORS 836.600 - ORS 836.630 & 1997 OL, Ch. 859
Hist.: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, {. & cert. ef. 2-12-99

660-013-0070

Local Government Safety Zones for Imaginary Surfaces

(1) A local government shall adopt an Airport Safety Overlay Zone to promote aviation safety by
prohibiting structures, trees, and other objects of natural growth from penetrating airport imaginary

surfaces.

(a) The overlay zone for public use airports shall be based on Exhibit 1 incorporated herein by
reference.
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(b) The overlay zone for airports described in ORS 836.608(2) shall be based on Exhibit 2 incorporated
herein by reference.

(c) The overlay zone for heliports shall be based on Exhibit 3 incorporated herein by reference.

(2) For areas in the safety overlay zone, but outside the approach and transition surface, where the
terrain is at higher elevations than the airport runway surface such that existing structures and planned
development exceed the height requirements of this rule, a local government may authorize structures up
to 35 feet in height. A local government may adopt other height exceptions or approve a height variance
when supported by the airport sponsor, the Oregon Department of Aviation, and the FAA.

[ED. NOTE: Exhibits referenced are available from the agency.]

Stat. Auth.: ORS 183
Stats. Implemented: ORS 836.600 - 836.630 & 1997 OL, Ch. 859
Hist: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99; LCDD 3-2004, f. &

cert. ef. 5-7-04
660-013-0080
Local Government Land Use Compatibility Requirements for Public Use Airports

(1) A local government shall adopt airport compatibility requirements for each public use airport
identified in ORS 836.610(1). The requirements shall:

(a) Prohibit new residential development and public assembly uses within the Runway Protection Zone
(RPZ) identified in Exhibit 4;

(b) Limit the establishment of uses identified in Exhibit 5 within a noise impact boundary that has been
identified pursuant to OAR 340, Division 35 consistent with the levels identified in Exhibit 5;

(c) Prohibit the siting of new industrial uses and the expansion of existing industrial uses where either,
as a part of regular operations, would cause emissions of smoke, dust, or steam that would obscure
visibility within airport approach corridors;

(d) Limit outdoor lighting for new industrial, commercial, or recreational uses or the expansion of such
uses to prevent light from projecting directly onto an existing runway or taxiway or into existing airport

approach corridors except where necessary for safe and convenient air travel;

(e) Coordinate the review of all radio, radiotelephone, and television transmission facilities and
electrical transmission lines with the Oregon Department of Aviation;

(f) Regulate water impoundments consistent with the requirements of ORS 836.623(2) through (6); and

(g) Prohibit the establishment of new landfills near airports, consistent with Department of
Environmental Quality (DEQ) rules.

(2) A local government may adopt more stringent regulations than the minimum requirements in section
(1)(a) through (e) and (g) based on the requirements of ORS 836.623(1)
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[ED. NOTE: Exhibits referenced are available from the agency]

Stat. Auth.: ORS 183 & 197

Stats. Implemented: ORS 836.600 - 836.630 & 1997 OL, Ch. 859

Hist: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99; LCDD 3-2004, f. &
cert. ef. 5-7-04

660-013-0100
Airport Uses at Non-Towered Airports

Local government shall adopt land use regulations for areas within the airport boundary of non-towered
airports identified in ORS 836.610(1) that authorize the following uses and activities:

(1) Customary and usual aviation-related activities including but not limited to takeoffs, landings,
aircraft hangars, tiedowns, construction and maintenance of airport facilities, fixed-base operator
facilities, a residence for an airport caretaker or security officer, and other activities incidental to the
normal operation of an airport. Residential, commercial, industrial, manufacturing, and other uses,
except as provided in this rule, are not customary and usual aviation-related activities and may only be
authorized pursuant to OAR 660-013-0110.

(2) Emergency Medical Flight Services, including activities, aircraft, accessory structures, and other
facilities necessary to support emergency transportation for medical purposes. "Emergency Medical
Flight Services" does not include hospitals, medical offices, medical labs, medical equipment sales, and
similar uses.

(3) Law Enforcement and Firefighting Activities, including aircraft and ground based activities, facilities
and accessory structures necessary to support federal, state or local law enforcement and land
management agencies engaged in law enforcement or firefighting activities. These activities include
transport of personnel, aerial observation, and transport of equipment, water, fire retardant and supplies.

(4) Flight Instruction, including activities, facilities, and accessory structures located at airport sites that
provide education and training directly related to aeronautical activities. "Flight Instruction" does not
include schools for flight attendants, ticket agents, or similar personnel.

(5) Aircraft Service, Maintenance and Training, including activities, facilities, and accessory structures
provided to teach aircraft service and maintenance skills, maintain, service and repair aircraft and
aircraft components, but not including activities, structures, and facilities for the manufacturing of
aircraft for sale to the public or the manufacturing of aircraft related products for sale to the public.
"Aircraft Service, Maintenance and Training" includes the construction of aircraft and aircraft
components for personal use. The assembly of aircraft and aircraft components is allowed as part of
servicing, maintaining, or repairing aircraft and aircraft components.

(6) Aircraft Rental, including activities, facilities, and accessory structures that support the provision of
aircraft for rent or lease to the public.

(7) Aircraft Sales and the sale of aeronautic equipment and supplies, including activities, facilities, and

accessory structures for the storage, display, demonstration and sale of aircraft and aeronautic equipment
and supplies to the public.

http://arcweb.sos.state.or.us/rules/OARS 600/0OAR 660/660 013.html 11/1/2007
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(8) Aeronautic Recreational and Sporting Activities, including activities, facilities and accessory
structures at airports that support recreational use of aircraft and sporting activities that require the use of
aircraft or other devices used and intended for use in flight. Aeronautic Recreation and Sporting
Activities on airport property shall be subject to approval of the airport sponsor. Aeronautic recreation
and sporting activities include but are not limited to: fly-ins; glider flights; hot air ballooning; ultralight
aircraft flights; displays of aircraft; aecronautic flight skills contests; gyrocopter flights; flights carrying
parachutists; and parachute drops onto an airport. As used in this rule, parachuting and parachute drops
includes all forms of skydiving. Parachuting businesses may be allowed only where they have secured
approval to use a drop zone that is at least 10 contiguous acres. A local government may establish a
larger size for the required drop zone where evidence of missed landings and dropped equipment
supports the need for the larger area. The configuration of 10 acre minimum drop zone shall roughly
approximate a square or circle and may contain structures, trees, or other obstacles if the remainder of
the drop zone provides adequate areas for parachutists to safely land.

(9) Crop Dusting Activities, including activities, facilities and structures accessory to crop dusting
operations. These include, but are not limited to: aerial application of chemicals, seed, fertilizer,
pesticide, defoliant and other activities and chemicals used in a commercial agricultural, forestry or

rangeland management setting.

(10) Agricultural and Forestry Activities, including activities, facilities and accessory structures that
qualify as a "farm use" as defined in ORS 215.203 or "farming practice" as defined in ORS 30.930.

(11) Air passenger and air freight services and facilities at public use airports at levels consistent with
the classification and needs identified in the state ASP.

Stat. Auth.: ORS 183 & ORS 197
Stats. Implemented: ORS 836.600 - ORS 836.630 & 1997 OL, Ch. 859
Hist.: LCDC 6 -1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0110
Other Uses Within the Airport Boundary

Notwithstanding the provisions of OAR 660-013-0100, a local government may authorize commercial,
industrial, manufacturing and other uses in addition to those listed in OAR 660-013-0100 within the
airport boundary where such uses are consistent with applicable provisions of the acknowledged
comprehensive plan, statewide planning goals and LCDC administrative rules and where the uses do not
create a safety hazard or otherwise limit approved airport uses.

Stat. Auth.: ORS 183 & ORS 197
Stats. Implemented: ORS 836.600 - ORS 836.630 & 1997 OL, Ch. 859
Hist.: LCDC 6-1996, f. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0140

Safe Harbors
A "safe harbor" is a course of action that satisfies certain requirements of this division. Local

governments may follow safe harbor requirements rather than addressing certain requirements in these
rules. The following are considered to be "safe harbors":

http://arcweb.sos.state.or.us/rules/OARS 600/0OAR 660/660 013.html 11/1/2007
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(1) Portions of existing acknowledged comprehensive plans, land use regulations, Airport Master Plans
and Airport Layout Plans adopted or otherwise approved by the local government as mandatory
standards or requirements shall be considered adequate to meet requirements of these rules for the
subject areas of rule requirements addressed by such plans and elements, unless such provisions are
contrary to provisions of ORS 836.600 through 836.630. To the extent these documents do not contain
specific provisions related to requirements of this division, the documents can not be considered as a
safe harbor. The adequacy of existing provisions shall be evaluated based on the specificity of the
documents and relationship to requirements of these rules;

(2) This division does not require elimination of existing or allowed airport related uses authorized by an
acknowledged comprehensive plan and land use regulations; and

(3) Notwithstanding the safe harbor provisions of this rule, land use regulations applicable to non-
towered airports shall authorize airport uses required by this division.

Stat. Auth.: ORS 183 & ORS 197
Stats. Implemented: ORS 836.600 - ORS 836.630 & 1997 OL, Ch. 859
Hist.: LCDC 6-1996, {. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0155
Planning Requirements for Small Airports

(1) Airports described in ORS 836.608(2) shall be subject to the planning and zoning requirements
described in ORS 836.608(2) through (6) and (8).

(2) The provisions of OAR 660-013-0100 shall be used in conjunction with ORS 836.608 to determine
appropriate types of uses authorized within airport boundaries for airports described in 836.608(2).

(3) The provisions of OAR 660-013-0070(1)(b) shall be used to protect approach corridors at airports
described in ORS 836.608(2).

(4) Airport boundaries for airports described in ORS 836.608(2) shall be adopted by local government
pursuant to the requirements in ORS 836.608(2).

Stat. Auth.: ORS 183 & ORS 197

Stats. Implemented: ORS 836.600 - ORS 836.630 & 1997 OL, Ch. 859

Hist.: LCDD 3-1999, f. & cert. ef. 2-12-99

660-013-0160

Applicability

This division applies as follows:

(1) Local government plans and land use regulations shall be updated to conform to this division at
periodic review, except for provisions of chapter 859, OR Laws 1997 that became effective on passage.
Prior to the adoption of the list of airports required by ORS 836.610(3), a local government shall be

required to include a periodic review work task to comply with this division. However, the periodic
review work task shall not begin prior to the Oregon Department of Aviation's adoption of the list of

http://arcweb.sos.state.or.us/rulessOARS 600/OAR_660/660 013.html ' 11/1/2007
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airports required by ORS 836.610(3). For airports affecting more than one local government, applicable
requirements of this division shall be included in a coordinated work program developed for all affected
local governments concurrent with the timing of periodic review for the jurisdiction with the most land

area devoted to airport uses.

(2) Amendments to plan and land use regulations may be accomplished through plan amendment
requirements of ORS 197.610 to 197.625 in advance of periodic review where such amendments include
coordination with and adoption by all local governments with responsibility for areas of the airport
subject to the requirements of this division.

(3) Compliance with the requirements of this division shall be deemed to satisfy the requirements of
Statewide Planning Goal 12 (Transportation) and OAR 660, Division 12 related Airport Planning.

(4) Uses authorized by this division shall comply with all applicable requirements of other laws.

(5) Notwithstanding the provisions of OAR 660-013-0140 amendments to acknowledged
comprehensive plans and land use regulations, including map amendments and zone changes, require
full compliance with the provisions of this division, except where the requirements of the new regulation
or designation are the same as the requirements they replace.

Stat. Auth.: ORS 183 & 197
Stats. Implemented: ORS 836.600 --836.630 & 1997 OL, Ch. 859
Hist: LCDC 6-1996, £. & cert. ef. 12-23-96; LCDD 3-1999, f. & cert. ef. 2-12-99; LCDD 3-2004, f. &

cert. ef. 5-7-04

The official copy of an Oregon Administrative Rule is contained in the Administrative Order filed at the Archives Division,
800 Summer St. NE, Salem, Oregon 97310. Any discrepancies with the published version are satisfied in favor of the
Administrative Order. The Oregon Administrative Rules and the Oregon Bulletin are copyrighted by the Oregon Secretary of
State. Terms and Conditions of Use

Alphabetical Index by Agency Name

Numerical Index by OAR Chapter Number

Search the Text of the OARs
Questions about Administrative Rules?
ink to the Oregon Revised Statutes (ORS)

Return to Oregon State Archives Home Page
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% Oregon

Theodore R. Kulongoski, Governor

Oregon Department of Aviation
3040 - 25th Street SE

Salem, OR 97302-1125

Phone: (503) 378-4880, ext. 223
Toll Free: (800) 874-0102

FAX : (503) 373-1688

September 4, 2007

Brian Varricchione

City Planner

City of Scappoose

33568 East Columbia Avenue
Scappoose, Oregon 97056

Re:  Sierra Pacific’s Rezone Application

Thank you for allowing the Oregon Department of Aviation (ODA) the opportunity to review
the abovementioned proposal. ODA supports activities that will enhance aviation and/or the
Port of St. Helens’ ability to fund airport improvements provided that such activities do not
interfere with future airport development plans, access, security, or operations. Inasmuch,
the Port of St. Helens’ comments should be carefully considered prior to any approval.

The application in question proposes a Comprehensive Plan Text Amendment and Land Use
and Development Code Text Amendment in that it suggests a new zoning designation of
MUA Mixed Use Airport adjacent to the Scappoose Industrial Airpark. The proposed zoning
allows for the mixing of aviation related residential, commercial, and light industrial uses. It
also excludes aviation related uses stich as emergency medical flight services, law
enforcement, search and rescue, and agricultural activities.

This being said, ODA does have some concerns regarding the proposed ordinance.

1. OAR 660-013-0100 of the Airport Planning Rule states that local government shall
adopt land use regulations for areas within the airport boundary of non-towered airports
identified in ORS 836.610(1) that authorize the following uses and activities:

- Customary and usual aviation-related activities; and

- Emergency medical flight services; and

- Law enforcement and firefighting activities; and

- - Flight instruction; and

- Aircraft service and maintenance and flight training; and

~ Aircraft rental; and

- Aircraft and aeronautical equipment sales; and

- Aeronautical recreational and sporting activities; and

- Crop dusting, agricultural and forestry activities; and

- Air passenger and air freight services and facilities.

Furthermore, CAR 660-013-0110 allows a local government to authorize commercial,
industrial, manufacturing and other uses, in addition to those listed above, in an airport



boundary where the uses do not create a safety hazard or otherwise limit approved airport
uses.

Areas considered to be within an airport boundary shall not exclude the statutorily eligible
uses noted above, While the applicant has indicated that the property in question will not
be included within the airport boundary, the “through the fence” nature of the development
indicates otherwise. The Port of St. Helens has applied for and been named a “through the
fence” pilot site in accordance with ORS 836.640. Section 2(4) of the legislation defines a
“through the fence operation” as a customary and usual aviation-related activity that:

(a) Is conducted by a commercial or industrial user of airport property within an airport

boundary; and .
(b) Relies, for business purposes, on the ability to taxi aircraft directly from the property

~employed for the commercial or industrial use to an airport runway.

Additionally, ORS 836.640(4) states that

“The Department of Land Conservation and Development, the county and a city, if
any, within whose jurisdiction a pilot site is located shall coordinate with the Oregon
Department of Aviation to ensure that the applicable comprehensive plans and land
use regulations, including airport zoning classifications pursuant to ORS 836.600 to
836.630, facilitate through the fence operations and support the development or
expansion of the pilot site consistent with applicable statewide land use planning

requirements.”

The inclusion of light industrial and commercial uses in the proposed ordinance is
consistent with “through the fence” operations, therefore necessitating the need for inclusion
of the property into the airport boundary and allowing all the uses defined in ORS

836.610(1).

2. The definition of “Airport Compatible Business” in Section 17.XX.030 of the proposed
ordinance is rather vague and should more clearly define appropriate uses.

3. The ability to create “efficiency lots” may greatly increase density beyond recommended
compatibility guidelines. '

In conclusion, ODA is constantly open to innovative means of supporting airport growth and
stability. ODA does not oppose the proposed concept provided it complies with statutory
requirements. Should you have any questions, feel free to contact me at 503-378-3168.

Sincerely,

Chris Cummings »

Aviation Planning Analyst
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Northwest Mountain Region

U.S. Department Seattle Airports District Office
of Transportation 1601 Lind Avenue S.W., Suite 250
Federal Aviation Renton, Washington 98057-3356

Administration

September 5, 2007

Mr. Brian Varricchione

City of Scappoose

335568 East Columbia Ave.
Scappoose, OR, 97056

Mr. Varricchione:

" Scappoose Industrial Airport
Proposed Rezone of Adjacent Property

Thank you for the opportunity to comment on Land Use Action Referral (CPTA1-07 / DCTA
1-07). We have previously reviewed a draft of this proposed land use change for the Port of
St. Helens, and have indicated in a letter to the Port, our objections to this change. We have
enclosed a copy of the letter for your information. It appears that any changes from the draft
do not substantially affect our points of objection, and therefore we recommend denial of the
application.

Our primary objection to the Mixed Use Airport zoning is the inclusion of residential use in the
area. While the Federal Aviation Administration (FAA) does not object to residential use near
privately owned airports, it considers such a use near a National Plan of Integrated Airport
System (NPIAS) airport to be an incompatible land use. A letter explaining this distinction by
the Airports Associate Administrator, dated August 29, 2005, is part of our letter to the Port of
St. Helens.

In addition, a significant portion of the parcel to be rezoned is shown on the Airport Layout

Plan, for future purchase by the Port, andinclusioninthe Airport—The proposed-zone

change would prohibit certain commercial aviation activities which the Port is under Federal
grant assurances to allow on the airport. Thus, these parcels would require rezoning back to
Public Use Airport {PUA) prior to inclusion in the airport.

If there are any questions, please call me at (425) 227-2629.

. Sincerely,

Dave Roberts
Project Manager SEA-643

Enclosure: 2007 Letter to Port of St. Helens

cc: Port of St. Helens
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U.S. Department
of Transportation
Federal Aviation
Administration

Northwest Mountain Region
Seattle Airports District Office
1601 Lind Avenue S.W., Suite 250
Renton, Washington 98055-4056

DATE

CONCURRENCES

| ROUTING SYMBOL

SEA-643

INITIALS/SIGNATURE

VAN
’/:'fﬁf :

Y i
if»’ 4

. ROUTING SYMBOL
April 25, 2007 S5 é4/0
Mr, Jerry Meyer lNlTlALS/S}(;NATliRE
Port Manager Ul
Port of St. Helens /20
P. O. Box 598 ROUTING SYMBOL
St. Helens, OR 97051 626G
INITIALS/SIGNA;J;_ENW.
- 24
Dear Mr. Meyer: DATE“.’/:’A,M
, 4/t
Scappoose Industrial Airpark, Scappoose, Oregon ROUTING SYMBOL
Sierra Pacific Communities, Proposal for Rezoning to Mixed-Use (2O
This letter is in response to Ms. Shade’s April 3, 2007, letter requesting a review of a proposed M_
application to rezone property adjacent to the current Scappoose Airport boundary. As we ,_/;,/Z//
understand it, this application to the City of Scappoose was originated by Sierra Pacific W
Communities, LLC, and that the Port of St. Helens (Port), has been asked to be a co-applicant, | Anpm G:élé
at least support the application. The parcel of land outlined in the application is located at the  \rmagsgwre —
south west end of the airport near runway 33 (enclosure 1). A portion of this parcel is shown on !
the Airport Layout Plan (ALP) for future airport acquisition. The application requests a rezoning| °4& [/\,/
change the zoning of this parcel from Public Use Airport (PUA), to Public Use Airport-Mixed Us¢g \/
(PUA-MU). Also, the application appears to recommend amending the City of Scappoose ROUTNESYMEOL |
comprehensive plan to state that “Airport designation to cover light industry, airport related mixe SEA - 660

use development and airport residential development”. We also received preliminary comments
from the Port’s attorney concerning the application.

In our August 17, 2006, letter to the Port, the Federal Aviation Administration (FAA) highly
recommended against the adoption to the Scappoose Industrial Airpark Master Plan, of an
amendment which supports or encourages residential development adjacent to the airport. It

INITIA] S/SIGNATURE
DATEY

4{23[&7

ROUTING SYMBOL

INITIALS/SIGNATURE

appears from the adoption of that amendment that the commission is not discouraging the
development of through-the-fence residential communities but rather encouraging dialogue with
potential developers of adjacent property.

A through-the-fence residential airpark is a residential use, and therefore an incompatible use of
the land on, or immediately adjacent to, a public airport. The fact that there is aircraft parking
collocated with the house does not change the fact that this is a residential use. Since 1982, the
FAA has emphasized the importance of avoiding the encroachment of residential development o
public airports. -Encouraging residential airparks on or near a Federally obligated airport, as this
rezoning would do, would be inconsistent with the past efforts of the FAA. Enclosed is a letter by
the former Associate Administrator for Airports addressing these concerns to a developer.

Allowing an incompatible land use, such as residential development', on or next to a Federally

obligated airport is inconsistent with 49 USC 47104(a) (10) and associated FAA Grant Assurancg
21, Compatible Land Use. Recently there has been an administrative law decision under Title 14
of CFR Part 16 against Afton-Lincoln County, Wyoming, concerning this assurance in associatior]

with development of an adjacent residential airpark. The decision stated in part: “The FAA

DATE

ROUTING SYMBOL
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1
S
ROUTING SYMBOL

s
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!
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DATE

33-769-012/80068



2

generally discourages residential airparks adjacent to airport property, because such airparks can
create a compatible land use problem, especially with noise compatibility and zoning issues in the
future. Grant assurance 21, Compatible Land Use, requires sponsors to take appropriate action,
including adoption of zoning laws, to restrict use of land adjacent to, or in the immediate vicinity of,
the airport to activities and purposes compatible with normal airport operations, including landing
and taking off of aircraft. The FAA recognizes residential development adjacent to airport property
as an incompatible land use,"” (Carey v. Afton-Lincoln County Municipal Airport, FAA Docket No.
16-06-06, Directors Determination dated January 19, 2007). In this case, the City was found in
non-compliance for failing to object to and encouraging an adjacent residential airpark. While it is
possible that this decision may be appealed, we recommend you review the details of it (available
at our web site: http://www.faa.gov/airports%5Fairtraffic/airports/airport%5F obligations/complaints.

Besides our objection to residential use in the PUA-MU zoning, there are éeveral specific aspects
of the zoning designation that have potential adverse affects on airport operation and control.

1) There is a proposed restriction in the zoning which would limit the types aeronautical
activity allowed. A portion of this parcel is shown on the ALP for future acquisition as airport

property. Thus, if this portion of the parcel was purchased, then this zoning would limit the types
of aeronautical activity on the airport.

2) Alarge portion of the parcel extends beyond the Runway 33 end. This portion is outside
the runway protection zone, but may be within the TERPS (United States standard for Terminal
Instrument Procedures) departure obstruction clearance surface for Runway 15. This obstruction
surface is much larger, and has a flatter slope, than the Part 77 approach surfaces. Future
construction that penetrates this departure surface could negatively impact the instrument
approaches for the airport.

3) Although the application states that residential use would be aviation related, there does
not appear to be a requirement to provide a hangar at each residence, and thus non-aviation
related residential use could occur. How would the rezoning keep the airpark portion of the parcel
from becoming mixed with non-aviation related residential housing?

4) There are no guidelines on control of access to the airport taxiway system.

5) Conditional use section of the application only requires notification of the airport sponsor,

not sponsor approval, even though one section discusses “detached residential dwelling units with
a physical connection of the airport”.

Based upon the above reasons and past discussions we have had with the Port on this matter, we
strongly recommend that you not participate, and actively oppose the application for rezoning of
the area shown. If there are any questions, please call me at (425) 227-2658, or Dave Roberts at
(425) 227-2629. ’

Sincerely,

William L. Watson,
Supervisor, Oregon/idaho Section

Enclosures:  Plat survey of rezone parcel

Administrator Letter of August 29, 2005
SEA643:DROBERTS:SRD:X2629:04/26/07 09:24 AM:FILE:SCAPPOOSE, OR - COMPLIANCE
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Vasconce (o5
us. DCDG”m?”f Office of Associala Adminisiratar . 800 independenca Ava., SW.
of Transportation ; for Airports . Washington, BC 205391
Federal Aviation :
Administrotion

RVO LY 2o

Mr. Hal Shevers

Chairman , :

Clermont County-Sporty's Alrport
Batavia, OH 45103 ’

Dca} M: Shevers:

Thank you for your letter of July 18. In your letter, you suggesled the Federal Aviation
Administration promote developing residential airparks as a means to improve airport security
_ and reduce the clostre rate of general aviation airports. Residential airparks developed next to
~ an airport usually rely on “through-the-fence” agreements to gain access to the airfield.

First, I would like to makc clear that the FAA does not oppose residential airparks at private
use airports. Private use airports are opeérated for the benefit of the private owners, and the
owners are free to mnake any use of airport land they-like. A public airport receiving Federal
financial support is different, however, because it is operated fox the benefit of the general

.public. Also, it is obligated 10 meet certain requirements under FAA grant agreements and
Federal law. Allowing residential development on or next to the airport conflicts with several
of those requirements. ' '

An airpark is a residential use and is therefore an incompatible use of land on or immediately

* adjacent to a public airport. The fact there is aircraft parking collocated with the house docs
not change the fact that this is a residential use.- Since 1982, the FAA has emphasized the
importance of avoiding the encroachment of residential devclopment on public airports, and the

Agency has spent more than $300 milhon in Alrport Imiprovement Prograin (AP famdsto
address land use incompatibility issues. A substantial part of that amount was used to buy land
and houses and to telocate the residents. Encouraging residential airparks on or near a federally
obiigated airport, as.you suggest, woujd be inconsistent with this effort and commitment of
resources.

Allowing an incompatible land use such as residential development on or next to a federally
obligated airport is inconsistcnt with 49 USC §47104(a) (10) and associated FAA Grant
Assurance 21, Compatible Land Use. This is because a federally obligated airport must ensure,
to the best of its ability, compatible land use both off and on an airport. We would ask how an
airpost could be successful in preventing incompatible residential development before local
zoning authorities if the airport operator promotes residential airparks on or next to the airport.

Additionaliy, residential airparks, if not located on airport property itself, require through-the-
fence access. While not prohibited, the FAA discourages through-the-fence operations because
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they make it more difficult for an airport operator to maintain control of airport operations and
allacatc airport costs to all users.

A through-the-fence access to the airficld from privalc property also may be inconsistent with
_security guidance issued by the Transportation Security Administration (TSA). TSA created
guidelines for gencral aviation airports: Information Publication (IP) A-Q01, Security
Guidelines for General Aviation Airports. The TSA guidelines, draftcd in cooperation with
several uscr organizations including the Aircraft Owners and Pilots Associatious (AOPA),
recommend better coutrol of the airport perirneter with fencing and tighter aceess controls.
Accordingly, we do not agree with your view that a residential alrpark and the associated
through-the-fence aceess points can be said to improve airport security. Tn fact, multiplc
through-the-fence access points to the airfield could hinder rather than help an airport operator
maintain penimeler security.

- Finally, we find your statement that general aviation airports have been closing at an alarming
rate to be misleading, becausc it is simply untrue with respect to federally obligated airports. In
fact, the FAA has consistently denied airport closure requests. Of approximately 3,300 airports
in the United States with Federal obligations, the number of closures approved by the FAA in
the last 20 years has been minimal. The closures that have occurred generally relate to
replacement by a néw afrport or the expiration of Federal obligations. AOPA has recognized
our efforts. In its latest correspondence to the FAA on the Revised Flighr Plan 2006-2010,
AOPA stated, “the FAA is doing an exccllent job of protecting airports across the country by
holding communities accountable for keeping the airport open and available to all uscrs.”

For the above reasons, we are not able to support your proposal to promote the devclopment of
residential airparks at fedcrally obligated airports.

1 trust that this inforfnation is helpful.

Sincerely,

Origmal signed by:
Woodie Woodward

Woodie Woodward
Associate Administéator
for Alrports

Cntl: 20051267-0/FAA-050816-006
AAS-400:MVasconcelos:78730:08/26/05:sch
G: AAS-400\Vasconcclos\Final Airport Issues\20051267-0 ?hevers doc
AAS-400\DNARP\AGL-600\Vasconcelos
Page: |
[0)lD Statislics 2005 1267-0 Shevers2.doc, 705 words
Original, 26 Aug 2005 07:18
- Style Tndex 11, Excellent for a Letter . #
Average Sentence 22, Fair ’
. Passive Index 16, Good



Exhbit &
Dregon Oregon Department of Transportation
ODOT Region 1

Theodore R. Kulongoski, Governor 123 N'W Flanders St
Portland, OR 97209 - 4037

Telephone (503) 731-8200

FAX (503) 731-8259

File code: PLA9 - 92
ODOT Case No: 2843

September 20, 2007

Scappoose, City of
Planning Department
33568 E Columbia Avenue
Scappoose, OR 97056-

Attn: Brian Varricchione, City Planner
Re: CPTA1-07 / DCTA 1-07: Legislative Amendments (Airport, Mixed Use Airport)
Dear Brian,

In ODOT comments submitied on September 7, 2007, we had commented that the
Transportation Planning Rule would apply to the proposed legislative amendments to the City’s
Comprehensive Plan and Development Code. Upon discussion with Gary Fish, DLCD, we have
determined that the Transportation Planning Rule does not apply to the creation of a new land
use zone. Therefore, when the new zoning is applied to specific properties the Transportation
Planning Rule will apply at that time and ODOT will likely request a traffic impact analysis.

————Gomments-previously-submitted by ODOT will be applicable at the time the zoning is applied to

specific properties. :

Prior to commencing a TIS, the applicant should contact Martin Jensvold PE , ODOT Region 1
Traffic Analyst at (503) 731-8219 to obtain ODOT concurrence with the scope of the study.
Thank you for providing ODOT the opportunity to participate in this land use review. If you have
any further questions regarding this matter, please contact me at (503) 731-8234.

Sincerely,

Seth Brumley
Development Review Planner

C: Martin Jens;/old PE, ODOT Region 1 Traffic
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495 NW Greenleaf Road
Portland, Oregon 97229

MARK J. GREENFIELD

Attorney at Law

Telephone: (503)227-2979
Facsimile: (503)292-1636

October 2, 2007

Scappoose Planning Commission
33568 E. Columbia Avenue
Scappoose, Oregon 97056

Subject: Sierra Pacific Communities Application for Text Amendments to
Scappoose Comprehensive Plan and Development Code

Dear Commissioners:

This letter is written on behalf of the Port of St. Helens in response to the above-
identified application, which proposes to amend the City’s comprehensive plan and
development code to create a new comprehensive plan designation, “Airport”, addressing
light industrial and airport-related mixed use development (including residential

development), and a new zoning district, “Mixed Use Airport” (MUA), implementing the
Airport designation.

The Port has reviewed the proposed amendments and offers the following
comments. The Port asks that this letter be made part of the record of this proceeding.

A. Residential Development Near the Airpark.

1. Generally.

Conceptually, the Port is not opposed to limited residential development on
privately owned lands near the airport, provided such development is designed to avoid or
minimize potential safety and noise incompatibilities. The City of Scappoose Airport
Safety Overiay limits the intensity of residential development near an airport to avoid or
minimize potential incompatibilities. The Port understands that under the proposed
amendments, any residential development that would occur would be outside the Runway
Protection Zone and be required to comply with the overlay zone. The Port deems the
continued applicability of the overlay zone to proposed residential or other development
near the airport to be a matter of utmost importance.

The state Airport Planning Rule, at OAR 660-013-0080(1), prohibits new
residential development within the Runway Protection Zone and above the 65 decibel
noise impact boundary. However, the Oregon Department of Aviation’s Airport
Compatibility Guidebook (2003) indicates that rural areas exposed to noise levels between
55 and 65 decibels are more affected by noise than urban areas, because the level of

Iscapplancomm.doc
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background noise in urban areas tends to be higher. Consequently, it recommends
applying a 55 decibel noise level to residential development near rural airports.

Given of the rural setting of the Scappoose Industrial Airpark, the noise contour
used to map appropriate locations for residential development should be the 55 decibel
contour recommended for rural areas in the Airport Compatibility Guidebook. Further,
the mapping should be based on noise levels produced by the kinds of planes the Port
anticipates using its airport in the foreseeable future, rather than those using the Airpark
today. Also, given the very close proximity of Sierra Pacific’s property to the runway, the
Port believes the density of residential development proposed for the MUA zone is too
intense. A more appropriate minimum lot size would be 1-2 acres. In providing these
comments, the Port is well aware that noise is a major problem at airports where
residential use is located in very close proximity to the airport. The Port wants to avoid
such problems in Scappoose. This means that any permitted residential development must
be very low in density and subject to deed restrictions.

2. Through the Fence Access.

“Through the fence” access to the airport from a residential airpark raises very
different issues of both a legal and policy nature. Legally, the biggest issue is that state
law permits “through the fence” access to airports only for commercial and industrial
uses, not residential uses. As stated in ORS 836.640(4), which is the 2005 statute that
regulates through the fence access to airports:

“(4) ‘Through the fence operation’ means a customary and usual aviation-
related activity that:

(a)Is-conducted by a commercial or industrial user of property within an

airport boundary; and

“(b) Relies, for business purposes, on the ability to taxi aircraft directly
from the property employed for the commercial or industrial use to an
airport runway.” (Emphasis added.)

Unless the statute is amended to authorize through the fence access for residential
uses, it is not permitted.! Until that occurs, the proposed amendments authorizing such
access are premature.

There is a second legal complication as well. Through the fence residential use
almost certainly would not be allowed at the Scappoose Industrial Airpark because (1) the

' The Port recognizes. that through the fence access is available to a residential airpark located near the
airport in Independence, Oregon. However, that residential airpark was created prior to the enactment of
ORS 836.640 and is thus a grandfathered use.

Mark J. Greenfield, Attorney at Law, 495 NW Greenleaf Road, Portland, Oregon 97229 -
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Oregon Department of Aviation’s administrative rules regulating the through the fence
pilot program, at OAR 738-014-0040(1), require the Port to amend its Airport Layout
Plan (ALP) to address proposed new through the fence operations®; (2) ALP amendments
require Federal Aviation Administration (FAA) approval; and (3) FAA’s written
testimony in response to Sierra Pacific’s application strongly opposes any residential
development near or through the fence access to the Scappoose airport.

From a policy standpoint, the Port is concerned that through the fence access for
residential users could significantly impede the Port’s ability to attract new industrial and
commercial users to the Airpark and surrounding industrial lands. The Port believes many
potential commercial and industrial Airpark users would not want to locate at or near the
Airpark if a residential airpark is provided direct, uncontrolled general public access to
the runway. Further, the Port believes potential users like the proposed police academy
would reject Scappoose on this ground and on security concerns, thus denying Scappoose
a potentially major economic asset. The Port finds it important to preserve the ability to
attract major enterprises of this nature to this area. Indeed, the Port’s statutory mandate
directs it to encourage economic growth and development. Consequently, the Port
believes that should residential development occur near the Airpark, it must gain access to
the Airpark by the existing, conventional means, using the hangars and taxiways located

at the Airpark rather than having separate facilities and taxiways associated with through
the fence access. ‘

B. Permitted Uses.

Under ORS 836.640(1) and OAR 738-014-0020(6)(a), a through the fence
operation is conducted “within an airport boundary.” As such, it must comply with
statutory and rule requirements regulating uses inside airport boundaries, including the

———————requirement-in-ORS- 836.616(2) and OAR 660-013-0100 that certain specified uses be

permitted outright, and the requirement in ORS 836.616(3) that other uses not “limit
approved airport uses”.

Because the proposed mixed use airport zone would prohibit certain uses that state

law requires be allowed outright in an airport zone, it does not comply with these statutes
and rules.

2 OAR 738-014-0040(1) provides: “Each pilot site sponsor shall work with the appropriate local
government to amend its Airport Layout Plan as necessary to address proposed new through the fence
operations. Amendments must conform to ORS 836.610(1) and OAR chapter 660, division 13 (Airport
Planning).”

3 If residential through the fence operations were permitted under state law, the Port still would have
concerns over certain elements of the Sierra Pacific proposal. In particular, the Port would want every lot to
include its own hangar, and it would want deed restrictions (rather than covenants, conditions and
restrictions) to ensure that all future owners of such lots were pilots owning their own airplane. Absent
such provisions, properties could quickly fall into the hands of non-pilots, increasing the likelihood of
conflicts and complaints regarding customary and usual aviation activities at the airport.

Mark J. Greenfield, Attorney at Law, 495 NW Greenleaf Road, Portland, Oregon 97229
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C. Coordination.

The Port supports Sierra Pacific’s efforts to contribute substantially to the
economic well being of the City and its residents over the coming years by encouraging
the siting of new industrial or institutional uses on its properties near the Airpark.
However, as the airport sponsor, the Port believes that a much greater level of
coordination between the Port and Sierra Pacific is needed than was provided in this
application, and that coordination needs to occur at a much earlier stage of the process.
This is particularly so where “through the fence” operations are proposed, since they
require the Port to obtain FAA approval of Airport Layout Plan amendments before they
can go forward.

D.  Conclusions.

While conceptually, the Port believes it may be possible to locate a limited amount
of residential use near an airport under carefully prescribed circumstances that preserve
and protect the Airpark’s ability to attract new economic development, the current
application, with its proposed through the fence residential access, exceeds what is
permitted under current law. Additionally, the Port is concerned that direct “through the
fence” residential access to the airport would discourage or preclude desirable industries
or institutional uses from locating on or near the Airpark in the future.

Given the current law, the FAA’s very strong objections to this proposal, and the
potential negative implications of direct residential airport access on the Port’s ability to
attract industrial and institutional users to the Airpark, the Port cannot support the
proposed through the fence access for residential development. As to potential
commercial and industrial through the fence access, the application needs to be reworked
to ensure full compliance with ORS chapter 836 and OAR 738, Division 14. Towards

that end, the Port would be happy to meet with the applicant to discuss changes to the
proposal. ’

The Port appreciates this opportunity to comment on this proposal.
Very truly yours,
A

Mark Y. Greenfiel
Of Attorneys for Port of St. Helens

cc: Port of St. Helens Commission -
Gerald P. Meyer, Executive Director, Port of St. Helens
Kim Shade, Operations Manager, Port of St. Helens
"Harold Olsen, General Counsel, Port of St. Helens

Mark J. Greenfield, Attorney at Law, 495 NW Greenleaf Road, Portland, Oregon 97229
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Brian Varricchione, City of Scappoose

Dave Roberts, Federal Aviation Administration

Carol Key, Federal Aviation Administration

Chris Cummings, Oregon Department of Aviation

Gary Fish, Department of Land Conservation and Development
Senator Betsy Johnson

Ed Freeman, Sierra Pacific

Mark J. Greenfield, Attorney at Law, 495 NW Greenleaf Road, Portland, Oregon 97229
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Ore On Department of Land Conservation and Development
635 Capitol Street NE, Suite 150

Salem, Oregon 97301-2524
Phone: (503) 373-0050

First Floor/Costal Fax: (503) 378-6033
Second Floor/Director’s Office: (503) 378-5518

Theodore R. Kulongoski, Governor

October 3, 2007 : Web Address: hitp:/ /www.oregon.gov/LCD
Brian Varricchione, City Planner . e
City of Scappoose

33568 E. Columbia Ave.
Scappoose, OR 97056

SUBJECT: = DLCD PAPA file # 003-07, Scappoose # CPTA 1-07/DCTA 1-07
Creation of a new zoning district — Mixed Use Airport Zone for future application
to land near the Scappoose Industrial Airpark

Dear Brian:

Thank you for the opportunity to comment on this post-acknowledgement plan amendment
(PAPA) to create a new Mixed Use Airport zoning district. These comments address the
proposed zoning ordinance amendment and raise considerations for the future potential
designation of Jand near the Scappoose Industrial Airpark with a new Mixed Use airport zone.
Further comments may be forthcoming if such a zoning map amendment is proposed in the
future. Based on the information provided for our review, we submit the following comments.
Please eriter these comments into the record of the planning commission hearing and any
subsequent hearings on the matter.

ISSUES RELATED TO THE PROPOSED MIXED USE AIRPORT ZONE

Residential Land Policies and Density Targets

The 1991 Comprehensive Plan for the City of Scappoose identifies density targets for the city’s
residential land needs (p. 69). The density target identified in the comprehensive plan for the low
density residential area is 5 units/acre, while the moderate density residential area has a density
target of 6.5 units/acre. The minimum residential lot size identified for the Mixed Use Airport
zone is 10,000 sq. ft. This large lot size does not fall within the city’s identified single family
residential density targets of 5 — 6.5 units/acre. ' ’

We understand that the Port of St. Helens” position is that residential development on private
land near the airport should be very low density with an even larger lot size (1 — 2 acres) than the
10,000 sq. ft. proposed in the new zone, which the Port has labeled as “too intense”.! The Port’s
concerns with creation of denser residential development near the airport appear to be related to
noise and safety impacts. Coupled with the city’s density targets for single family residential
development, the department recognizes the inconsistency this causes in creation of residential

" Comment letter from Mark Greenfield on behalf of the Port of St. Helens, dated October 2, 2007.
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development in close proximity to the Scappoose Industrial Airpark, but we believe it is an issue
the city needs to address during consideration of creating this proposed zoning designation.

In addition, the department is concerned with the potential impacts and compatibility issues
raised by allowing the development of single family residential uses in such close proximity to
the industrial and commercial uses also allowed by the proposed zone. The opportunity for
mitigation of industrial/residential impacts and compatibility concerns appears to be limited and
is not adequately addressed by the conditional use review required for single family dwellings in
the mixed use zone. The department believes that the city should review and address
industrial/commercial/residential compatibility concerns during the creation of the mixed use
zone.

“Through the Fence” Operation

The comment letter from the Port of St. Helens suggests that provisions of ORS 836.640 affect
the city’s authority to zone land. We disagree. While there are legitimate policy considerations
raised in the Port’s comments, ORS 836 does not supplement or pre-empt the statutes, goals and
rules regarding planning and zoning of land.

FUTURE CONSIDERATIONS

Industrial Land

Please be aware that, after creation of the zone, application of the new Airport Mixed Use zone
would trigger requirements in the Goal 9 administrative rule if it is applied to land currently
designated for industrial use. OAR 660-009-010(4) requires a jurisdiction that changes its
comprehensive plan designations of lands in excess of two acres from industrial use to a non-
industrial use, to address all applicable planning requirements. This includes, but is not limited
to, demonstrating the proposed PAPA is consistent with the parts of the city’s acknowledged

comprehensive plan that address the requirenments-of Goal-9-
Goal 12 — Transportation Planning Rule

The Transportation Planning Rule (TPR) requires that the city assess whether the proposed zone
change will significantly affect the transportation system, and, if it does, take steps to assure that
planned land uses are supported by adequate planned transportation facilities. Mixed use zones
combining industrial, residential, and commercial uses such as the proposed Mixed Use Airport
zone would do, typically allow types and levels of land uses that will generate much more traffic
than are typically allowed in a light industrial district. At the time of application of the new zone
to current industrial land near the Scappoose Industrial Airpark, additional findings and analysis
will be needed to assess whether or not planned improvements in the area will be sufficient to
handle the additional traffic. Given the proximity of the subject properties to Highway 30, the
eventual TPR analysis should be coordinated with ODOT and address the requirements of the
Oregon Highway Plan as necessary.
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Thank you again for the opportunity to comment on this post-acknowledgment plan amendment
to create a Mixed Use Airport zone for application near the Scappoose Industrial Airpark. Please
don’t hesitate to contact me by phone at (503) 373-0050, ext. 254, or by e-mail at
gary.fish(@state.or.us, if you have any questions.

Yours truly,

37 Vs iﬁ*&gﬁf%
. %

Gary Fish
Regional Representative

cc: Gerald Meyer, Executive Director, Port of St. Helens (e-mail)
Seth Brumley, ODOT Region 1 Development Review Planner (e-mail)
Cora Parker, DLCD Acting Director; Rob Hallyburton, DLCD Planning Services
Division Manager; Darren Nichols, DLCD Community Services Division Manager (all
by e-mail)
DLCD staff - Tom Hogue, (e-mail), Bill Holmstrom (e-mail), Gloria Gardiner (e-mail),
file
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JACK L. ORCHARD TELEPHONE 503-228-2525 jorchard@bjllp.com

FAcsmMiLE 503-295-1058

October 19, 2007

Commissioners

Port of Saint Helens

Messrs. Robert Keyser, Mike Avent, Cliff Tetreault, Terry Luttrell and Ms. Colleen DeShazer at
their home addresses.

Re: Sierra Pacific Communities Application for Text Amendments to
Scappoose Comprehensive Plan and Development Code

Dear Comimissioners:

On Sierra Pacific's behalf, I transmit to you the accompanying analysis of Mark
Greenfield's October 2, 2007 letter concerning the above land use applications pending before
the City of Scappoose. The analysis was performed by Aron Faegre who has done extensive
work regarding airport development and operations and airport regulatory matters.

As Mr. Faegre notes in his letter to Mr. Freeman, Mr. Faegre and I, along with
Heather VanDyke (Otak), met with Mark Greenfield on October 17 to discuss the issues raised in
Mark's October 2 letter.

‘We understand that the Port Commission wilttdiscuss Sterra Pacific's proposed
plan and code amendments at its October 24 meeting. Mr. Freeman wanted to the
Commissioners to receive Mr. Faegre's analysis for the Commissioners' consideration as part of
that discussion.’

Thank you for your continuing attention to this matter.

Sincerely,

%aoc_/ C. (Qu/ﬁ&vxo@\_ﬁ

Jack L. Orchard

JLOjrw
Enclosure

ce: With enclosures to parties who were recipients of Mr. Greenfield's October 2, 2007
letter.

TODMA\PCDOCS\PORTLANDA588632\1
PORTLAND, OREGON WASHINGTON, D.C. BEND, OREGON



Aron Faegre & Associates 520 SW Yambhill Street Portland Oregon 97204 (503) 222-2546 FAX/222-6529 faegre@earthlink.net

October 19, 2007

Ed Freeman

Sierra Pacific Communities
PO Box 1754

Lake Oswego, Oregon 97035

RE: RESPONSE TO GREENFIELD / PORT OF ST. HELENS 10-2-07 LETTER RE
SIERRA PACIFIC COMP PLAN AND DEV CODE AMENDMENTS

Dear Ed:

This letter is to provide a response and additional information to the Scappoose Planning
Commission concerning your application for text amendments to the Scappoose Comprehensive
Plan and Development Code. It is also intended to provide additional information for the Port of
St. Helens Commission so they might consider issuing a revised comment letter to replace their

" initial letter of comment with one that is more favorable or at least neutral on the proposed text
amendments.

First I must say that I have worked with Mark Greenfield jointly on projects in the past and
respect his knowledge and abilities very much. However, 1 think he has in this case .
misinterpreted some aspects of Oregon and FAA rules about airports and subscribed to some
FAA biases against residential airparks and through the fence operations that are based on
“preferences” or “desires” rather than on actual definitive requirements.

This letter has also benefited from a meeting held with Mark Greenfield on October 17 during
which we gained additional background for the Port’s concerns in this issue.

Comments will be in the same order as topics in the Greenfield letter:

A. Residential Development Near the Airpark

1. Generally

Greenfield begins with the note that the Port is “not opposed to limited residential development
on privately owned lands near the airport, provided such development is designed to avoid or
minimize potential safety and noise incompatibilities.” That is a laudable approach, and in the
following paragraphs we will show that the proposed residential airpark community meets that
high standard.

First it should be noted that the providing of a private residential airpark adjacent to the airport is
foreseen and recommended in the Port’s own Airport Master Plan. The Airport Master Plan
acknowledges that the addition of a private residential airpark would be an acceptable and
appropriate use to be placed next to the airport with the following specific language:

“The Port of St. Helens Board of Commissioners is supportive of a residential component
adjacent to the Airpark and is willing to work with the private sector to provide residential
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development with airport access, if reasonable and customary terms and conditions are adopted
that will provide appropriate protection for the airport and will enhance its viability.” Master
Plan amendment, page 1-9, adopted August 9, 2006.

Greenfield’s letter then goes on to note: “The Port understands that under the proposed
amendments, any residential development that would occur would be outside the Runway
Protection Zone and be required to comply with the overlay zone.” This is affirmed as correct
and the applicant concurs with the Port that this is “a matter of utmost importance.” There is no
problem with meeting this requirement.

Greenfield’s letter then suggests that no residential development should be allowed within the 65
dBA noise impact boundary (note that dBA in these paragraphs refers to integrated day-night
levels commonly referred to as DNL contours) per OAR 660-013-0080(1) (the “Airport Planning
Rule” administered by the Oregon Department of Aviation (ODA)). It should be noted that OAR -
660-013-0080(1) then references DEQ noise standards for airports in OAR 340-035-0045. In
our opinion a close review of these DEQ rules shows that residential uses within the 65 dBA are
not prohibited, but if allowed must have noise reduction technologies incorporated into the
structures. Greenfield references an attachment table to OAR 660-013-0080 which says no
residence shall be located within the 65 DNL. However this OAR 660 section contradicts the
Oregon administrative rule governing airport noise found in DEQ’s noise regulations, and if the
OAR 660 provision were actually enforced would create enormous problems for Portland
International Airport. We suggest that the DEQ more detailed noise rules pre-empt the general
table. :

Specifically, the DEQ regulations require airports to create a “land use and development plan”
(OAR 340-035-0045(4)(C)) using a 55 dBA “Noise Impact Boundary” as a maximum area for
analyzing potential impacts. It is important to note that these rules do not say that there is any
use within the 55 dBA that is mandated as being impacted. Rather it provides a kind of outer

limit for circling an airport to determine potential for impact. The implication is that there can

never be an impact outside of this boundary, but there could be impacts within that boundary.
Within this context we note that OAR 340-035-0045(4)(C)(v) allows residential uses within the
65 dBA as long as in this case a governmental agency plays a major role in implementing a
soundproofing program: Specifically the OAR 340 provision states:

(v) Soundproofing programs within the 65 dBA boundary, or within the Noise Impact Boundary
(55 dBA) if the governmental entity with land use planning responsibility desires, and will play a
major role in implementation.

It is proposed that any residential airpark uses near the airport be required to incorporate this
requirement within the 55 dBA boundary. It is recommended that the City of Scappoose play
that role so that it can apply to any future residential projects that might also fall under these
criteria.

At this point it is important to note that due to budget cuts DEQ no longer has any permanent
staff assigned to noise issues and this whole section of the OAR’s functions in a vacuum of
voluntary compliance. DEQ’s rules are very old and there has been no attempt made to update
them or otherwise stay current with airport noise issues.
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However, the FAA has a strong program in noise abatement; the DEQ and ODA rules are in fact
largely based on prior versions of the FAA’s efforts in this area. It is the FAA’s rules, funding,
and guidance which in the real world deal with airport noise impact issues. In this regard, the
FAA does not use the 55 dBA (DNL) contour but starts with the 65 dBA (DNL) contour to
determine potential impacts from aircraft. The FAA’s basic table showing standards for
development within differing noise impact contours is as follows:

FAA Land-Use Compatibility with DNL

Yearly Day-Night Average Sound Level (Ldn) In Decibels

Land Use Below Over
65 65-70 70-75 75-80 80-85 85

Residential

Residential, other than mobile homes

& transient 10dgings........oooecveiivevieiienncnnnnnas Y N(1) N(1) N N N

Mobile Home Patks ....c.ccoveeeeeeeesimenicnicrccnnin. Y N N N N N

Transient Lodgings .......occeeeeeeeecrecrvecareneiinnen. Y N(D) N(1) N(D) N N

Public Use

SChOOIS .o e Y N(1) N(1) N N N

Hospitals and Nursing Homes. ......ccccvene.... Y 25 30 N N N

Churches, Auditoriums, and Concert Halls .. Y 25 30 N N N

Governmental Services ..o rrreimirereererenas Y Y 25 30 N N

TTanSpOTLAtION. . ceveeeeeecreeeeeeeecerceeeces e rcainens Y Y Y(2) Y(3) Y4 Y(4)

Parking.......oovieeeeiie e Y Y Y(2) Y(@3) Y4) N

Commercial Use

Offices, Business and Professional. ............... Y Y 25 30 N N

Wholesale and Retail—Building

Materials, Hardware and Farm

Equipment........cvoeveeeecreerieecereeeeene e Y Y Y(2) Y(3) Y(4) N

Retail Trade--General ......ccccovveceeencnenniunns Y Y 25 30 N N

ULHEIES .evvrvvereeeeeseeeeeem eeeceee e eneesereeaniae Y Y Y(2) Y(3) Y(4) N

CoOmmUNICAION .....cccvevrreerererrerenaseraeseeeeacerans Y Y 25 30 N N

Manufacturing and Production '

Manufacturing General.........cc.coereenecnd! - Y Y Y(2) Y(3) Y(4) N

Photographic and Optical ........ccccvvrivvnneee Y Y . 25 30 N N

Agriculture (except livestock) and

FOTESIY .ouvvveceeececeveceeaeeen e eee e ss s rs e Y Y(6) Y(7) Y(8) Y(8) T Y(8)

Livestock Farming and Breeding...........c....... Y Y(6) Y(7) N N N

Mining and Fishing, Resource Production ,

and BX{Taction....cceeireerereeerenrcsaioevesecnesrencnnas Y Y Y Y Y Y

Recreational

Outdoor Sports Arenas, Spectator

SPOTES . ieeie ettt et Y Y(5) Y(5) N N N

Outdoor Music Shells, Amphitheaters........... Y N N N N N

Nature Exhibits and Z00S .....ccovereivceiincniien Y Y N N N N

Amusements, Parks, Resorts and Camps....... Y Y Y N N N

Golf Courses, Riding Stables and :

Water Recreation . .....ccoiveeerverieicisinnnenenniionns Y Y 25 30 N N

Y (Yes) Land-use and related structures compatible without restrictions.

N (No) Land-use and related structures are not compatible and should be prohibited.

NLR " 'Noise Level Reduction (outdoor to indoor) to be achieved through incorporation of noise

attenuation into design and construction of the structure.
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25,30 0r 35 Land uses and structures generally compatible; measures to achieve NLR or 25, 30, or 35 dB must
be incorporated into design and construction of the structure.

NOTES:

1. Where the community determines that residential uses must be allowed, measures to achieve outdoor to

indoor Noise Levels Reduction (NLR) of at least 25dB and 30dB should be incorporated into building
codes and be considered in individual approvals. Normal residential construction can be expected to
provide a NLR of 20 dB; thus, the reduction requirements are often stated as 5, 10, or 15 dB over standard
construction and normally assume mechanical ventilation and closed windows year-round. However, the
use of NLR criteria will not eliminate outdoor noise problems.

2. Measures to achieve NLR of 25 dB must be incorporated into the design and construction of portions of
these buildings where the public is received, office areas, noise sensitive areas, -or where the normal noise
level is low.

3. Measures to achieve NLR of 30 dB must be incorporated into the design and construction of portions of
these buildings where the public is received, office areas, noise sensitive areas, or where the normal noise
level is low.

4. Measures to achieve NLR of 35 dB must be incorporated into the design and construction of portions of

these buildings where the public is received office areas, noise sensitive areas, or where the normal noise

level is low. : :

Land-use compatible, provided special sound reinforcement systems are installed.

Residential buildings require an NLR of 25.

Residential buildings require an NLR of 30.

Residential buildings not permitted.

% N oL

SOURCE: Federal Aviation Regulations, Part 150, Airport Noise Compatibility Planning, dated January 18, 1985.

Thus, FAA standards allow residential uses outright up to the 65 DNL level, but for residential
uses between the 65 and 75 DNL levels require that measures be incorporated inthe design and
construction of the houses to achieve a 25 to 30 dB Noise Level Reduction. As noted above, it is
proposed that this standard be applied to all proposed housing within the 55 DNL which is much
more conservative than that required by the FAA. The FAA has funded a 55 DNL contour
analysis for the Scappoose Industrial Airpark, which is contained in the W&H Pacific prepared
2004 Master Plan on Sheet 4A. This analysis should be used to determine the location of noise
contours. :

Greenfield suggests that because the Scappoose Industrial Airpark is in a rural area it should
have more stringent noise standards. In fact, the majority of airports in the US are in rural areas
because it is difficult to find adequate space for inways and approach clear zones within urban
areas. In any case, the proposed development is within the City of Scappoose. More
importantly, the FAA and DEQ do not make this distinction so there are no rules to base this
hypothetical approach upon.

To give context to this issue, Oregon’s most important airport — Portland International Airport
(PDX) — has approximately 1,500 people living within the 65 DNL. It does have a noise
abatement finance program that helps home owners add noise insulation to their homes. PDX
has approximately 28,000 people located between the 65 DNL and the 55 DNL contour. It does
not provide any assistance or protection for those homeowners. The proposal for Scappoose
Industrial Airpark is more conservative and would provide protection for such homeowners.

In conclusion, to address noise impact concerns the City of Scappoose is encouraged to adopt a
standard consistent with FAA noise abatement rules for residential properties near an airport as
follows:
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“Residential dwellings constructed within the 55 DNL airport noise contour identified in the
most recent Airport Master Plan shall utilize Noise Level Reduction construction methods that
provide at least 25 dBA NLR between interior dwelling spaces and exterior. Prior to issuance of
a building permit for such dwellings, a noise report prepared by a professional engineer shall be
submitted showing conformance of the building plans with this criteria.”

In addition, it is proposed that the deed to each residential property include an acknowledgement
that it is within a noise contour of the airport and include a restriction on objecting to noise and
operations associated with the airport.

More importantly than any of the above discussion of noise regulations, residential airparks are
an “airport-dependent” use, since they by their nature must be located at an airport. The
residents of residential airparks like the sound of aircraft, and are accepting of it. So the normal
land use assumption to keep residential uses distant from the airport as a noise measure no longer
is relevant. In fact, the residents at airpark residential communities become champions for the
airport, often developing safety watch groups, volunteer airport maintenance groups, and
community activist groups who work to protect the airport interests.

With these criteria the noise concerns are met and comply with the FAA and DEQ specific rules
and overall goals, as well as with common sense and the reality of how other residential airparks
typically function compatibly with their adjacent airports.

2. Through the Fence Access

Greenfield references ORS 836.640(4) and states that it “regulates through the fence access to
airports.” He concludes that because the statute does not reference residential uses they are not
allowed. '

Rather, ORS 836.640(4) is part of an economic development program for encouraging through

the-fence-operations-of commereial-and-industrial-uses-at-airports-to-promote the-creationofjobs —
and increase local tax bases. It does not have language prohibiting any other through the fence

uses. It does not prohibit through the fence museums, nor through the fence parks, through the

fence golf courses, and so forth, all of which exist at various Oregon airports. Not listing

residential airparks has no bearing on whether residential airparks are allowed at Oregon airports.

The statute comes from SB 680 which was passed in 2005. The drafting of that bill intentionally
excluded the encouragement of residential through the fence only because it was recognized that
the Department of Land Conservation and Development (DLCD) objects to residential airparks
being placed outside of urban growth boundaries and many of Oregon’s airports are outside of
urban growth boundaries. In addition, since SB 680 was about specific kinds of economic
activity, there was no overwhelming belief that adding residences at airports was necessarily
relevant to that goal. This statute was drafted with consultation from DLCD and there was never
consideration or discussion that the statute should or would prohibit all airport residential
development in the State of Oregon. '

To further that conclusion, during the 2007 legislative session SB 807 was introduced and
debated. It included a mechanism for creating an airport tax increment financing district
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consisting of the airport related uses at an airport, with up to 50% of increased future tax
revenues going to the airport and the remainder going to the taxing authorities. During the
review and debate on that bill, Senator Starr called a meeting of all involved and interested
parties to attempt to craft a consensus amendment, which he did accomplish with that meeting.
One aspect of the amendment was consideration of amending the bill to allow residential
airparks (houses with taxiway access to an airport) to be allowed to be included in the airport
taxing district. DLCD staff was present, as were representatives of cities and counties, and all
present said that this would be acceptable to put into the bill as an amendment.

Similarly, HB 3153 was submitted by the Oregon Agricultural Alliance (with well known pilot
Andy Anderson who lives at Independence Airport Residential Airpark as the principal
advocate). Since the bill potentially impacted many land use issues, meetings were held with
Oregon Department of Aviation (ODA) and DLCD staff to discuss potential amendments.
DLCD staff in those meeting specifically said that their policy about residential airparks is that
they are okay if the land is within the urban growth boundary, but they are opposed to them if
they are outside of the urban growth boundary.

Finally, the City of Newberg in 2006 created and adopted a zoning ordinance allowing
residential airpark uses adjacent to Sportsman Airpark, a public airport. DLCD acknowledged
those rules and found no objection to them.

To the FAA the term “through the fence” refers to “access to the public landing area by aircraft
based on land adjacent to, but not a part of, the airport property.” (FAA Order 5190.6A, 6-6)
The FAA considers the “airport boundary” to be around only the public airport lands and that is
precisely why they call it “through the fence” meaning “through the airport boundary”. In SB
680 a “through the fence operation” (note the term is not just “through the fence” but includes
the word “operation”) for purposes of the economic development program created as part of the
bill is defined as:

SB 680 Section 2(4) “Through the fence operation” means a customary and usual aviation-
related activity that: (a) Is conducted by a commercial or industrial user of property within an
airport boundary; and (b) Relies, for business purposes, on the ability to taxi aircraft directly
Jfrom the property employed for the commercial or industrial use to an airport runway.

The intent of this is that no assistance provided under that program could go to anything but
commercial and industrial use proposals. Thus, the SB 680 model program could not be used to
assist residential through the fence development; but it does not prohibit residential airpark nor
any other airport through the fence use.

For future clarity, it is proposed that the Scappoose Industrial Airpark use the following terms: a)
“airport boundary” to mean FAA recognized airport boundary; b) “through the fence
commercial-industrial airport boundary” to mean areas with commercial-industrial uses, and c)
“through the fence residential airport boundary” to mean areas with residential uses.

In conclusion, we believe a more careful reading of ORS 836.640 and review of DLCD positions
on residential airparks will find that the Sierra Pacific Communities proposed residential airpark
is acceptable under Oregon land use rules because it is within the City of Scappoose.
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Greenfield then suggests that the addition of a residential airpark should not be allowed because
it will, in the future, require FAA approval of a new Airport Layout Plan (ALP), which would
not be approved by the FAA because of the inclusion of the residential airpark. No where does
SB 680 reference the terms ALP or FAA. It does require coordination of the through the fence
facilities with the rest of the airport in Section 3(3)(C)(b), but it does not require FAA approval
of this information:

SB 680 Section 3(3)(C)(b) Require submission, review, approval and, as appropriate, revision of
a facility site plan for each through the fence operation so that the real property covered by the
site plan can be incorporated into the airport boundary and coordinated with the other aspects
of the airport master plan;

The “review and approval” here is intended to be that of the airport owner, not the FAA. Itis
important to note that the FAA at most reviews and approves the “fence” part of the adjacent real
property. This requirement in SB 680 was precisely to make sure that safety and other issues can
be dealt with in a combined public-private facility document. For example, it should be noted
that although Boeing has a major through the fence operation at Renton Airport, the Renton ALP
does not show the entire adjacent Boeing private property because the FAA does not want to be
involved with the planning of the private part of the Boeing site. The important coordination is
at the through the fence location, and that is shown on the Renton ALP. Yet it is worth noting
that the FAA does provide funding and airport planning assistance such that Renton Airport is
maintained with sufficient runway and taxiway structural strength to specifically serve the
private Boeing 737 manufacturing plant located through the fence there. The aircraft using the
airport are much lighter and a different standard would exist if the private Boeing plant was not
there. The FAA works very hard to ensure that the airport functions well for the Boeing plant,
without getting involved with the details of the Boeing property.

We are in agreement that the FAA “does not like” residential airparks. However, they approve
ALP plans that acknowledge their existence all the time. The FAA’s concerns are those

addressed i the opening tines of Greenfield’s Tetter=+to*“minimize potential-safety-andnoise
incompatibilities” — and this is lauded. It is extremely important that the site layout of a
residential airpark at Scappoose Industrial Airpark minimize safety and noise incompatibilities.
The noise issue has been discussed and resolved on prior pages of this letter. The primary safety
incompatibilities of residential airparks involve the following:

» - Avoidance of pets, children, and unauthorized persons from crossing the line between the
residential airpark and onto the airport active operations areas.

o Avoidance of vehicles from crossing the line between the residential airpark and onto the
airport active operations areas.

These are both solved by careful site planning which may include such features as:

o Fence between residential airpark and rest of airport.
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s Rolling gate access for aircraft between residential airpark and the airport, controlled by
electronic means, but always in a normally closed position.

e Establishment of CC&R’s for the residential airpark which addresses safety issues.

e Separation of aircraft and other traffic (pedestrian, bicycle, and vehicular) by use of
separate routes.

It is important to recognize that although the FAA generally opposes residential airparks, its own
regulations acknowledge their existence and acceptability. FAA Order 5190.6A establishes
Airport Compliance Requirements and specifically addresses “through the fence” issues. Section
6-6 of Order 5190.6A specifically acknowledges that through the fence access can be granted to
residential uses:

“6-6(d)(2) Where an individual or corporation, actually residing or doing business on an
adjacent tract of land, proposes to gain access to the landing area solely for aircraft use
incidental to such residence or business without offering any aeronautical services to the public.
This situation is commonly encountered where an industrial park is developed in conjunction
with the airport.”

The FAA generally opposes through the fence, but it is important to recognize that the FAA’s
main intent is to avoid competitive advantage of private airport development over public airport
development. In the case of residential airpark uses, the FAA would never allow public funds to
be spent for residential airpark uses on the public property so there is no competitive advantage
issue.

Incidentally, the FAA Seattle Airports District Office, which oversees Scappoose Industrial
Airpark, also prohibits establishing industrial type uses on the public portion of an airport, even
if they involve the making of aircraft parts. The FAA views airports as primarily only places to

land, takeoff, and store an aircraft. They discourage any use from being placed on the public
airport property that could be placed somewhere else. This position gets so rigid that at times the
FAA has said that propeller shops, avionics shops, and similar uses should not be on the airport
unless they have an associated hangar to which an aircraft can taxi.

This limited view by the FAA of the importance of airports is counter to the Oregon Economic
and Community Development Department’s (OECDD) approach of encouraging the
development of clusters of businesses as the fundamental approach for targeting economic
development. Private developments on properties adjacent to the Scappoose Industrial Airpark
are intended to specifically result in jobs and increased tax bases for the larger Scappoose
community. The FAA begrudgingly admits that through the fence is important to Boeing in
several State of Washington airports, but says in those cases there are good agreements in place
to protect the airport interests. There is no reason that what is good for Boeing can’t be equally
as good for smaller aviation-related industrial, commercial, and residential uses in Scappoose,
Oregon.

The trend in urban zoning is to promote mixed use developments, including home-office
working conditions. The residential airpark will promote a similar approach of combined uses
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related to aviation uses and activities. There is a saying that in this global economy if a company
or person has direct access to high speed internet and a good airport they can compete with
anyone. We strongly believe that the residential airpark, if allowed, will have small home
businesses and small start-up businesses in their midst which should be considered a positive use
for the City of Scappoose.

The Port of St. Helens has spent considerable time preparing and gaining FAA approval of a
standardized through the fence agreement as Resolution 2005-003 which has been carefully
crafted to ensure that it does protect the airport’s interests. Now is the time that Resolution
should be put to use.

It is worth noting that the FAA addresses safety in Order 5190.6A as well:

“6-6(c) Safety Considerations. Arrangements that permit aircraft fo gain access to a landing
area from off-site properties complicate the control of vehicular and aircraft traffic. Special
safety operational requirements may need to be incorporated in the “through-the-fence”
agreement.”

Such safety operational requirements have been accomplished at many residential airparks in
Oregon and these can be used as examples for the Scappoose Industrial Airpark. Specific
examples were provided in the above paragraph with bulleted items.

Each year the FAA puts on a two day seminar about current airport planning issues. The issue of
through the fence often comes up. In 2006 a presentation on airport compliance issues was made
by Kevin Willis, Compliance Officer from the FAA Washington D.C. Headquarters office.
Below is one of the PowerPoint slides he presented which clarifies that through the fence is
allowed if done properly: ’

TTF OPERATIONS ALLOWED

foderal Aviation ..
Administration
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The FAA Headquarters staff made it clear at the conference that through the fence agreements
are allowed as long as a careful approach is used. There may be some split in view between
FAA Headquarters and some of the long time staff at the Seattle Airports District Office. FAA
Headquarters appears to better recognize the importance of an airport to meet multiple
community needs, not just serve as a place for airplanes, as evidenced in the following quote
from FAA Administrator Marion Blakey on September 25, 2006 at St. Georges Airport:

“Aviation is about more than just airplanes — it’s about providing the kind of economic
connections communities need to thrive”.

Oregon has 57 public airports eligible for FAA funding. Of these, almost a third (18) of them
have through the fence operations as shown in the list below:

Oregon NPIAS Airports (Eligible for Federal Aviation Funds)
Data as of Year 2000 (Most Recent NPIAS Available)

Based T;I'F Comment

Airport Serves City Airport Name ID 1f\tircra Zirpo
rt

Scheduled Service
Airports
Eugene Mahlon Sweet Field EUG 183°
Kiamath Falls Klamath Falls International LMT 119
Medford Rogue Valley international - Medford MFR 158
Newport Newport Municipal ONP 27
North Bend North Bend Municipal OTH 68
Pendleton Eastern Oregon Regional at Pendieton PDT 95
Portland Portland International PDX 98
Redmond Roberts Field RDM | 105 Yes Business
Non-Scheduled Service
Airports .
Albany Albany Municipal $12 76 Yes Fairground
Ashiand Ashland Municipal - Sumner Parker Field | S03 88
Astoria Astoria Regional AST 47
Aurora Aurora State UAO 387° Yes Many properties
Baker City Baker City Municipal BKE 35
Bandon Bandon State S05 31
Bend Bend Municipal S07 132
Boardman Boardman OR33 2
Brookings Brookings BOK 29
Burns Burns Municipal BNO 29
Chilogquin Chiloquin State 287 5
Christmas Valley Christmas Valley 623 8 Yes Many houses; hangars
Condon Condon State - Pauling Field 389 |8 Yes 2 hangars
Corvallis Corvallis Municipal CVO 161
Cottage Grove Cottage Grove State 61S 42
Creswell Hobby Field 778 93 Yes House/Hangar
Florence Florence Municipal 652 31
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Gold Beach Gold Beach Municipal 451 12
Grants Pass Grants Pass 338 128 Yes | AC Maint. Shop/Hngr.
Hermiston Hermiston Municipal HRI 38
Hillsboro (Portland) Portland — Hillsboro HIO 375*°
Hood River Hood River 4582 80 Yes Several houses, museum
Hinois Valley (Cave Junction) | llinois Valley 354 16 Yes 2-3 Hangars
Independence Independence State 755 95 Yes !;/;f;ayrlgouses (residential
John Day John Day State 5J0 29
Joseph Joseph State 483 6
La Grande La Grande / Union County LGD 45
Lakeview Lake County LKV 23
Lebanon Lebanon State S30 40 ?
Lexington Lexington 989 9 Yes Ag operator & residence
Madras City - County S33. 34
McDermitt McDermitt State 26U 3
McMinnville McMinnville Municipal MMy | 147 | YeS St‘irggfne” Airline,
Mulino (Portland) Portland - Mulino 489 58 :
Myrtie Creek Myrtle Creek Municipal 16S 10
Newberg Sportsman Airpark 256 31 Yes
Ontario Ontario Municipal ONO 58
Portland Portland Downtown Heliport 61J 0
Portland Portland - Troutdale TTD 191 Yes US Forest Service
Prineville Prineville S39 44
Roseburg Roseburg Regional RBG 101
Salem McNary Field SLE 211 Yes National Guard
Scappoose Scappoose Industrial Airpark SPB 93 Yes Transwestern
Seaside: Seaside Municipal 568 6
? Adjacent houses may
Siletz Bay (Gleneden Beach) | Siletz Bay State 545 15 have airport access,
hangars
ser_|ar | V| Festr e
The Dalles ACA?JEE[;: Gorge Regional /' The Dalles DLS 48 '
Tillamook Tillamook S47 49
Wasco Wasco State 358 6 Yes Ag operator hangar
Notes:

# This footnote indicates that the number was updated to 2004 FAA data.

The point of the above information is that through the fence should not be considered unusual. It
occurs at 31% of all of Oregon’s FAA funded airports, and therefore, is ordinary and standard.
The FAA objects because in some cases “sweetheart” or “no-cost” deals have been given for this
access. It 1s important that all users of an airport participate in a fair and equally shared burden
to support the cost of maintaining the airport. Likewise, it must be accomplished in a way that
maintains safety of the airport and ensures that noise complaints will not become a problem.

Greenfield ends this section of his letter expressing concern that a residential airpark might, from
a policy standpoint, impede the Port’s ability to attract new industrial and commercial users.
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This is a hypothetical concept and could as easily be hypothesized in the reverse. There may be
business owners who will be attracted by locating their aviation related industrial or commercial
businesses at the airport because they love aviation so much and want to live with their aircraft at
their home near their business. Based on our 20 years of aviation planning experience with
aircraft owners and businesses, we suspect that this is the more likely probable condition. We do
concur with Greenfield’s underlying concern about compatibility to the extent that we believe it
is appropriate to establish residential uses in one area, rather than sprinkling residential uses
throughout the overall development adjacent to an airport. Sierra Pacific Communities is
preparing plans that meet this concept of concentrating residential uses in one area by proposing
all residential airpark development in the southwest quadrant of their property, adjacent to
existing normal residential areas.

Finally, it should be pointed out that residential airpark communities contain properties that are
purchased by people who want to be near airports. There 1s no record of problems of residential
airpark communities rising up to close down their airports. On the contrary, residential airparks
become strong protectors of the airport in the community, typically creating airport safety watch
groups and becoming active in attending local planning commission meetings and other land use
activities as advocates for their airport. Residential airparks make very compatible uses adjacent
to atrports and in particular provide a good transition between normal residential use areas and
the airport itself.

In conclusion, through the fence residential exists at many Oregon airports, is permitted by the
FAA, is permitted by Oregon land use statutes, and can be placed at the Scappoose Industrial
Airpark if the City of Scappoose approves land use zoning for it. It is recognized that the Port of
St. Helens has a natural concern that such residential airpark uses be established carefully to
protect the interests of the airport, and this can be done by working together to establish a site
plan layout, safety, and noise criteria that meet all parties’ needs.

B. Permitted Uses

Greenfield discusses airport uses relative to the concept of “within an airport boundary” but does
not acknowledge that the term “airport boundary” will have different meanings in different
contexts. For the FAA, the airport boundary will always remain the land in public ownership.
For public-private partnership developments at airports, the airport boundary will often mean the
combined public and private properties which have access to the airfield.

We concur with the sentiment of his concern that the final form of the zoning regulations should
not limit the public FAA controlled airport boundary area from uses allowed by state law. The
proposed zoning text is being revised to reflect Greenfield’s suggestion.

C. Coordination

Coordination has been actively going on between the Port of St. Helens and Sierra Pacific
Communities for approximately one and a half years. Up until the receipt of Greenfield’s letter
dated October 2, 2007 the Port had not once expressed significant objection to this proposal. In
fact, there was excitement and encouragement from the Port to proceed with the proposal to the
City up until that point.
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D. Conclusions

The Greenfield letter, we assume, was created to make sure that if the project proceeds these
important issues of noise, access, and safety will be adequately addressed. As to the FAA
concerns, there is no reason citizens and small businesses involved with aviation-related interests
should not be given the same respect, rights and privileges that are accorded to Boeing at Renton
Airport for their aviation-related interests. In that light, it is recommended that the City staff,
Port staff, Greenfield, and representatives of Sierra Pacific Communities sit down together
immediately and attempt to resolve these issues in a positive manner. With the Port, City, and
Sierra Pacific interests resolved, that would be the point to go to the FAA to then work out any
remaining concerns they may have.

We are well aware of the FAA’s general, strong opposition to residential airparks and the FAA’s
overall attempt to blur the real distinction between residential that uses the airport as a positive
place to takeoff and land aircraft with the homeowner’s own aircraft, and residential that is, at
most, neutral, but more often in opposition to the noise of aircraft at the airport. There is a real
and substantive difference between these two kinds of residential uses; we are prepared to work
with the Port, the City, and the Seattle Airports District Office to ensure the project result is
compatibility with the airport. Once we review an actual site plan layout, and consider the issues
of noise and safety in their specificity, we believe that the proposed residential airpark not only
will be compatible, but will also provide financial support to the airport and makes it a better
airport than it would be otherwise.

We are aware of the strong language the FAA has put into prior enforcement determinations,
which include threats to terminate FAA airport improvement grants, such as the determination
(Docket No. 16-06-06) issued January 19, 2007 about Afton-Lincoln County Municipal Airport
‘in Wyoming. In this determination FAA Director David L. Bennett, Office of Airport Safety and
Standards found the airport:

“... currently in violation of grant assurance 21, Compatible Land Use, as a result of (a) failing
to enforce a prohibition on residential use of hangars on the airport, and (b) encouraging the
development of a residential airpark adjacent to the airport.”

In that case the Afton-Lincoln County Airport board was allowing on-airport hangars to have
residential apartments and even sold airport encumbered public land to the developer (without
FAA permission) for development of the private residential airpark. We concur with the FAA
that the Afton-Lincoln County Airport erred by doing those things without gaining FAA review
and approval, and working with the FAA to ensure that noise and safety issues were adequately
resolved.

The FAA is not a monster. They are smart enough to be reasonable when the noise and safety
issues are adequately resolved. In the case of the Afton-Lincoln County Airport, following the -
finding of violation, the FAA worked with the airport board and has since then allowed airport
access for the 54 lot residential airpark development and an associated airport camping area; the
project is proceeding. The City of Afton is providing sewer and water and is enthusiastic m its
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support of the $85 million development which adds an important tax base to its community and
furthers the City’s goal of being a gateway to its nearby world class recreational areas.

Afton Residential Airpdrk being constructed

The FAA’s Grant Assurance 21, Compatible Land Use, does not specifically say that residential
airparks cannot be built at public airports. It does require that the airport sponsor take action to
“restrict the use of land adjacent to or in the immediate vicinity of the airport to activities and
purposes compatible with normal airport operations, including landing and takeoff of aircraft.”
The proposed Sierra Pacific residential airpark is a land use that can be designed to comply with
this criterion by addressing the noise and safety concerns and meets the fundamental premise of
using land to promote the landing and taking off of aircraft.

Finally, we must acknowledge that our world is in a fundamental period of change. Former Vice
President Al Gore has recently been awarded the Nobel Peace Prize because he has taken the
initiative to suggest that we all take strong action to counteract the loss of habitat and increase of
pollution which are causing global warming. Sierra Pacific has in part proposed this residential
airpark because it will allow the saving of approximately 1<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>