
 

 

 
 
 

SCAPPOOSE PLANNING COMMISSION 

Council Chambers at City Hall 

33568 East Columbia Avenue 
 

 

Thursday, October 8th, 2020 at 7:00 p.m. 
 

1.0 CALL TO ORDER 
 

2.0 ROLL CALL 
 

3.0 APPROVAL OF MINUTES 

3.1 September 10, 2020 meeting minutes 

 

4.0 CITIZEN INPUT  
 

5.0 NEW BUSINESS 

5.1 DOCKET # MoA1-20 

Airpark Development LLC has requested to amend the conditions of approval related to the water 

infrastructure phasing required for all four phases of the Columbia Airpark East Subdivision. The site 

is located south and east of the Scappoose Industrial Airport on land described as Columbia County 

Assessor Map Numbers 3106-00-00200, 3106-00-00504, and 3107-00-00103.  
Format: Limited Land Use Decision; does not allow verbal testimony during the hearing.  Written comments 

can be accepted if submitted by 5:00 p.m., Wednesday, October 07, 2020. 

  

6.0 COMMUNICATIONS 

6.1   Calendar Check  

6.2   Commissioner Comments 

6.3   Staff Comments 

 

7.0 ADJOURNMENT 

 

 

 

*Please note that due to COVID-19 restrictions, this meeting may be held via telephone conference 

rather than in person. More details will be available one week prior to the hearing date on the City 

website at  https://www.ci.scappoose.or.us/bc-pc or by calling City Hall. 

 
 

 

 

 

 

This is an open meeting and the public is welcome to attend virtually.  The City of Scappoose does not discriminate on 

the basis of handicap status in its programs and activities. If special accommodations are required, please contact 

Susan M. Reeves, MMC, City Recorder, in advance, at 543-7146, ext. 224.    TTY 1-503-378-5938 

 

Meeting Packet items listed above can be viewed on City’s website via the calendar links; 

www.ci.scappoose.or.us 
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SCAPPOOSE PLANNING COMMISSION MINUTES 

Thursday, September 10th, 2020 at 7:00 p.m. 

 
Due to COVID-19 Restrictions; 
Only a few Planning Commissioners and City staff were in Council Chambers for the meeting to maintain the 
required social distance. 
 

1.0 CALL TO ORDER 

Chair Freimuth called the meeting to order at 7:14pm. 

(delayed due to some technical difficulties with the Microsoft Teams Conference Call-in) 
 

2.0 ROLL CALL 

Kevin Freimuth  Chair (in-person)  Laurie Oliver            City Planner (in-person) 

Scott Jensen  Vice Chair (call-in)  Chris Negelspach City Engineer (in-person) 

Bruce Shoemaker  Commissioner (in-person) Elizabeth Happala Office Administrator (in-

person) 

Rita Bernhard   Commissioner (call-in) 

Reed Kelly  Commissioner (in-person) 

Marisa Jacobs  New Alternate Commissioner (in-person) 

EXCUSED; 

Bill Blank  Commissioner  

Tim Connell   Commissioner 
 

AUDIENCE (none) 

 

Applicants: called-into the Microsoft Teams Conference Call Meeting; 

Gene Bolante, Studio 3 Architecture 

Frank Stock, WDC Construction 
 

3.0 APPROVAL OF MINUTES 

3.1 June 11, 2020 meeting minutes 

Chair Freimuth asked for any comments or edits to the minutes, there were none. 

 

Commissioner Shoemaker moved, and Commissioner Kelly seconded the motion to approve the Planning 

Commission minutes from June 11, 2020, as presented. Motion Passed 6-0. AYES: Chair Freimuth, Vice 

Chair Jensen, Commissioner Shoemaker, Commissioner Bernhard, Commissioner Kelly and Alternate 

Commissioner Jacobs. 

 

4.0 CITIZEN INPUT    

(none) 
 

5.0 NEW BUSINESS 

5.1 2020 PLANNING COMMISSION TEAM AGREEMENT 

Commissioner Shoemaker asked if it changed from last time. 

 

City Planner Oliver replied no. 

 

Chair Freimuth read the Team Agreement, then stated that all the Commissioners will sign the one document. 

 

5.2 DOCKET # SDR1-20 

S2 PDX LLC has requested approval of an application for Site Development Review to allow for 

the construction of an 80-unit apartment complex, to be constructed with (2) 40-unit buildings and 

associated site amenities. The site is located on the west side of SE 2nd Street, between Havlik 
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Drive and SE Frederick Street, on property described as Columbia County Assessor Map # 3213-

AC-03500. 

Format: Limited Land Use Decision; does not allow verbal testimony during the hearing.  Written 

comments could be accepted if submitted by 5:00 p.m., Wednesday, September 09, 2020. 

 
Chair Freimuth read the order of the hearing and asked for any ex-parte contacts or conflicts of interest. Since 

there were none, he then called for the staff report. 

 

Before beginning with the staff report, City Planner Oliver Joseph checked with Commissioners on the 

conference line to ensure they could hear her; Commissioners Bernhard & Jensen agreed.  She then asked the 

Chair if he could confirm that the applicants have joined the Microsoft Teams conference call meeting or are 

waiting to be accepted. 

 

Chair Freimuth replied that it shows the Applicant Gene Bolante has joined the on-line conference call meeting; 

Gene verified verbally. 

 

City Planner Oliver then introduced and welcomed our new Planning Commissioner Alternate, Marisa Jacobs.  

She also stated that Commissioner Jacobs would be participating in the voting tonight as we have a couple of 

excused Commissioners. 

 

City Planner Oliver then went over the staff report, findings, and staff recommendation with the conditions of 

approval, asking everyone to turn to page 32 of the packet to state that staff does provided a recommendation of  

approval with 20 conditions of approval, not 26 as the numbering was off.  Adding that most of the conditions 

are boilerplate and similar to our other site development review conditions, while some are specific and based on 

comments that were submitted. She stated that she is happy to answer any Commissioner questions before we 

hand it over to the applicant, although first asked if everyone one the conference call could hear her and if 

applicants were on the conference call.   

 

Commissioner Bernhard said she could. 

 

Applicant Frank Stock confirmed he was present. 

 

Commissioner Kelly asked about the transportation comment related to the intersection of Havlik, being 

reasonable by the City or ODOT. 

 

City Planner Oliver Joseph stated that it was ODOT’s comment, adding that its under ODOT’s jurisdiction.  

Stating that when the Transportation System Plan (TSP) was adopted, the only way to accommodate the traffic 

through town and meet ODOT’s adopted mobility targets was to widen the highway, more that it has been 

already.  Due to the constraints of the railroad on one said and historic buildings on the other side (and the public 

not wanting to widen the Hwy which would require removing businesses on the west side of the Hwy), it was 

determined that the City could not meet ODOT’s mobility targets, so the TSP recommended that new alternative 

mobility targets be established on Hwy 30 throughout Scappoose, which was completed by ODOT this year. 

 

Since there were no other Commissioner questions Chair Freimuth asked if the applicants if they would like to 

begin their presentation. 

 

Applicant Gene Bolante, with Studio 3, stated that he is speaking on behalf of the developer, who is excited 

about the project and providing the City with more housing options.  He stated they looked at the conditions of 

approval that staff came up with, and they do not have any issues with any of them, then asked if any 

Commissioners had any questions for him. 

 

Commissioner Kelly asked about the measures they are thinking of to mitigate the noise from the nearby railroad 

tracks. 
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Applicant Gene Bolante with Studio 3 stated that City Planner Oliver Joseph had brought that up and they have 

been looking at different options that they have done on other projects, like buffering the exterior wall that faces 

the tracks and will look at some options. 

 

Commissioner Kelly asked if they had retained an acoustical consultant. 

 

Applicant Gene Bolante with Studio 3 replied that he has not, although has worked with one in the past. 

 

Commissioner Kelly stated that it is worrisome as it is an active line that comes through town early in the 

morning with the requirement of sounding their horn four times as they are coming and going through the 

intersections.  Adding that he has stayed in hotels next to train tracks and lived near one, and that he would like 

them to pay special attention to it. 

 

Applicant Gene Bolante with Studio 3 agreed.  

 

Chair Freimuth asked Commissioners on the phone if they had any questions. 

 

Commissioner Jensen stated he had the same concerns about the proximity of the railroad, which has been 

covered.  Then he asked if the developer would also be the operator of the site. 

 

Frank Stock, WDC Construction, replied that they would be the property manager also, as they do with their 

other projects. 

 

Commissioner Bernhard thanked City Planner Oliver Joseph for a great report, that makes their job easier. 

 

Commissioner Shoemaker asked City Planner Oliver Joseph if the comments in the paper were correct about the 

City being responsible for the maintenance of the Peace Candle, adding that the signage on the candle would be 

facing the wrong direction since the plans show a 3-story apartment building which would be 33 feet in height 

and the candle standing 50’ the signage would need to be adjusted. 

 

City Planner Oliver Joseph agreed, adding that prior to building finals the City would bring the candle up to a 

more pleasing look.  Adding that the City has budgeted for a new paint job, new signage, new lighting, and new 

electrical to help bring it up to standards so there would be less maintenance required moving forward.  She also 

stated the applicant has been really good to work with on this matter. 

 

Hearing closed by Chair Freimuth for Planning Commission discussions. 

 

Commissioner Shoemaker thanked City Planner Oliver Joseph for the great staff report and knows the City needs 

the housing, although he forgot to ask the applicant about affordability or rental prices, he assumes it will be 

market rent. 

 

Chair Freimuth added that he did not see any language about it being low income housing. 

 

Commissioner Bernhard agreed that the City does need the housing and knows we are short on availability here. 

 

Chair Freimuth also agreed, especially for the kids that will be going to the new PCC campus. 

 

Commissioner Shoemaker added that for location wise its excellent and close to all the stores. 

 

Chair Freimuth agreed, then called for a motion. 

 

Vice Chair Jensen moved, to recommend approval of SDR1-20 with the conditions of approval provided 

in the staff report. Commissioner Bernard seconded the motion. 
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Motion Passed 6-0. AYES: Chair Freimuth, Vice Chair Jensen, Commissioner Shoemaker, Commissioner 

Bernhard, Commissioner Kelly and Alternate Commissioner Jacobs. 

 

6.0 COMMUNICATIONS 

6.1 Calendar Check  

Chair Freimuth went over the September and October calendar.  

 

Commissioner Shoemaker added if Commissioner Blank were here, he would mention that the Farmers Market 

has been extended to the end of September now. 

 

City Planner Oliver Joseph agreed, as she heard that also.  Then added that we will have Planning Commission 

on October 8th for a Modification of Approval for the East Airport Subdivision. 

 

6.2 Commissioner Comments 

Chair Freimuth asked for updates on the apartments on NW 1st St. 

 

City Engineer Negelspach replied that he is waiting on updated plans to review. 

 

Chair Freimuth thanked City Planner Oliver Joseph for a great staff report. 

 

6.3 Staff Comments 

City Planner Oliver Joseph gave updates on current projects; PCC should be done in the next 90 days, Devinaire 

hangar is under construction, Starbucks should open soon as they just need their final inspection, and she 

received a new subdivision application for Dutch Canyon Estates Phase 4, with 33 lots, just south of Callahan 

Rd. 

 

City Engineer Negelspach added that the east airport project is working past the new roadway, although it’s not 

visible yet, and that they just completed the mass grading and have submitted plans for all the utilities for Phases 

3 and 4. Then they will start doing all the utility work. 

 

Chair Freimuth asked if Devinaire was the one that had to get creative with their fire suppression. 

 

City Planner Oliver Joseph agreed. 

 

Commissioner Shoemaker asked about any groundbreaking on Maple St. cottages. 

 

City Planner Oliver Joseph stated their construction plans have been submitted and are in review, but no 

groundbreaking yet. 

 

7.0 ADJOURNMENT 

Chair Freimuth adjourned the meeting at 7:56 p.m. 

 

 

 

       _________________________ 

       Chair Kevin Freimuth  

 

Attest: 

 

_____________________________________ 

Elizabeth Happala, Office Administrator 
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                                                                                                                          October 1, 2020 
MoA1-20 (SB1-17)  
Columbia Airpark East Subdivision (SB1-17) – Modification of Approval 
 

CITY OF SCAPPOOSE STAFF REPORT 
 
Request: Approval of an application for Modification of Approval for Columbia Airpark 

East Subdivision (SB1-17), approved by the Planning Commission on October 12, 
2017.  

 
Location: The site is located south and east of the Scappoose Industrial Airport on property 

described as Columbia County Assessor Map Numbers: 3106-00-00200, 3106-00-
00504, and 3107-00-00103. See attached Vicinity Map (Exhibit 1). 

 
Applicant: Otak, Inc. 
 
Owner(s): Airpark Development, LLC 
 
EXHIBITS 
1. Vicinity Map 
2. Application and Narrative 
3. Proposed Revised Conditions of Approval 
4. Email from Keith Buisman, Otak, regarding calculation of net developable acreage in 

Phases 1 and 2, dated September 24, 2020 
5. Phasing Exhibit and Revised Tentative Plat 
 
 
SUBJECT SITE 

 The subject site consists of 3 legal lots of record, totaling approximately 334 acres, 
located directly east and south of the Scappoose Industrial Airpark, on property described 
as Columbia County Assessor Map Numbers: 3106-00-00200, 3106-00-00504, and 3107-
00-00103.  
 

 The western boundary of the site abuts the Scappoose Industrial Airpark. The northern 
boundary of the site abuts property adjacent to Ring-a-Ring Road. The eastern boundary 
of the site is also the eastern terminus of the Urban Growth Boundary and is adjacent to 
County land zoned PA-80. The southern boundary abuts the Crown Zellerbach Trail, a 
City owned parcel of land. 
 

 According to the Flood Insurance Rate Map (FIRM) 41009C0463D, a portion of the 
property lies within the 100-year floodplain protected by the dike (Zone X, which is not 
regulated by the City of Scappoose’s Floodplain Ordinance), and a portion (within the 
approximately 14 acres zoned Public Lands – Recreation) lies within the 100-year 
floodplain. According to the Scappoose Local Wetlands Inventory Map there are several 
identified wetlands in the southern portion of the site, to the south and south east of the 
runway. 
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 The site is primarily zoned Public Use Airport (PUA), with approximately 14 acres zoned 

Public Lands-Recreation (PL-R). The majority of the site is subject to the East Airport 
Employment overlay as governed by Chapter 17.74 - Airport Employment Overlay 
Zones. 
 

 The Columbia Airpark East Subdivision (local file # SB1-17) was approved as a Phased 
Subdivision, with a total of 4 Phases. Construction of the infrastructure for Phases 1 and 
2 is nearly complete and the grading for Phases 3 and 4 was recently completed. The 
construction documents for the infrastructure for Phases 3 and 4 are currently under City 
review. 

 
OBSERVATIONS 
 
SUMMARY OF APPLICATION 

 The applicant is requesting Modification of Approval to the Planning Commission’s 
October 12, 2017 approval of the Columbia Airpark East Subdivision. Specifically, the 
applicant desires to modify the conditions of approval related to the requirement that they 
provide a 233 gpm (gallons per minute) municipal water well prior to recording the final 
plat for Phase 1 of the subdivision. The requirement to provide a 233 gpm municipal well 
was initially made a condition of annexation approval (Local land use file # ANX1-
16/ZC2-16) for the lands that are the subject of this application. This request is classified 
as a major modification and requires the approval of the Planning Commission. The 
requested revisions are attached as Exhibit 3. 
 

 As stated in the narrative (Exhibit 2), the applicant is requesting the revisions in order to 
provide greater flexibility and proportionality for the provision of water supply and 
associated construction of water supply facilities for each phase of the subdivision.  
 

 The requested revisions to the conditions of approval do not change the requirement to 
provide a total of 233 gpm over the 4 Phases, but it does change the requirement for the 
full 233 gpm to be provided prior to recording the Phase 1 final plat and instead divides 
up the gpm requirement per phase, based on the developable acreage in each phase.  
 

 The applicant has begun construction of the first well for the subdivision and the initial 
estimates for production are around 140 gpm; however, the actual production of the well 
will be less than 140 gpm and will not be determined or finalized until the City has 
operated this new well in conjunction with the existing wells at the Miller Road Water 
Treatment Plant (WTP) to see how they influence each other, as they are all within the 
same aquifer.  
 

 The applicant also requests minor revisions to the tentative plat, which would be 
reviewed by staff as part of the final plat approval for each of the Phases.  
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APPROVED SUBDIVISON  
 The Columbia Airpark East Subdivision (SB1-17) approved by the Planning Commission 

on October 12, 2017, would create 17-lots, 16 of which would be within the Public Use 
Airport (PUA) zone and 1 within the Public Lands-Recreation (PL-R) zone. As approved, 
Lots 1-161 would be privately held for development while Lot 17 would be developed in 
the future as a public park.  
 

 The subdivision would be served by the eastward extension of Crown Zellerbach Road 
(east of its current terminus at West Lane Road), a portion of which would be constructed 
outside the subdivisions boundaries and require dedication of right-of-way from abutting 
parcels. Crown Zellerbach Road would extend eastward into a new north-south street that 
would connect to Moore Road at the north end of the airport. Both of these roadways 
would be collector streets.  
 

 Three additional roadways with cul-de-sacs are provided to access the internal parcels. A 
private access easement is proposed from the western terminus of the southern cul-de-sac 
street to provide access to Port-owned property that would otherwise be land locked. 
 

 The new eastern extension of Crown Zellerbach Road would primarily be located north 
of the existing Crown Zellerbach Trail. Consistent with the Transportation System Plan, 
Crown Zellerbach Road would be connected to Miller Road but no vehicle connections 
are proposed between Crown Zellerbach Road and North Road or Bird Road. As required 
by the Conditions of Approval for Phase 1 of SB1-17, the applicant has already 
constructed the required parking lot, restrooms, and amenities off of Crown Zellerbach 
Road between North Road and West Lane Road to allow access to the Crown Zellerbach 
Trail. This parking lot has since been named the Trtek Trailhead.  

 
 Lot sizes would range from approximately 3 acres to approximately 59 acres to serve a 

range of uses, consistent with the Conceptual Master Plan approved in conjunction with 
the annexation of this land (ANX1-16/ZC2-16). 

 
 The subdivision requires installation of municipal water and sewer facilities including a 

new municipal well, water mains, sewer mains, and sewer pump stations, as outlined in 
the plan set and described in Exhibit 13 of the original Planning Commission staff 
report2. The proposed improvements are generally in accordance with those anticipated 
with the Conceptual Master Plan approved in conjunction with the annexation of this 
property. The Conditions of Approval for SB1-17 required installation of applicable 
infrastructure in conjunction with each proposed phase so that adequate utilities are in 
place when needed to serve each phase. 

 
1 The lot numbers as originally approved in SB1-17 will vary under final plat approval. See Table A in the 
applicant’s narrative (Exhibit 2) for an explanation of the tentative plat lot numbers vs. the final plat lot numbers. 
2 The SB1-17 Planning Commission staff report packet, including all exhibits, can be viewed online at 
https://www.ci.scappoose.or.us/sites/default/files/fileattachments/planning/meeting/packets/6501/9-21-
17_full_planning_commission_packet_336_pages_reduced.pdf. Note: The October 12, 2017 hearing was the date 
that the Planning Commission issued their final decision on SB1-17; however, that was a continuation of the 
September 21, 2017 hearing – which is the date that the full staff report was available online.   
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PUBLIC & PRIVATE AGENCIES AND PUBLIC NOTICE 
 The City of Scappoose City Manager, Engineering, Building, Public Works, and Police 

Departments; Scappoose Rural Fire District; and Port of Columbia County have been 
provided an opportunity to review the proposal. As of the date of this report, no comments in 
opposition to the request have been received.  
 

 Notice of this request was mailed to property owners located within 200 feet of the subject 
site and those abutting proposed off-site improvements on September 24, 2020. Notice was 
also posted on the property on September 10, 2020 and published in the local newspaper on 
September 25, 2020. As of the date of this report, staff has received no written comments 
from the public.  

 
FINDINGS OF FACT 
 
1. The following sections of Title 17 of the Scappoose Municipal Code (Scappoose 

Development Code) are applicable to this request: 
 

Chapter 17.69 PUA-PUBLIC USE AIRPORT 
 
17.69.020 Conformance with public use airport safety and compatibility overlay. All uses, 
activities, facilities and structures allowed in the public use airport (PUA) zone shall comply 
with the requirements of the Public Use Airport Safety and Compatibility Overlay (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, the requirements of the overlay shall control. 

 
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. 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; 
[…] 
I. 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; 
[…] 

Planning Commission Packet - October 10, 2020 Page 9 of 65



                                                                                                                                  October 1, 2020 
Columbia Airpark East Subdivision (SB1-17) – Modification of Approval 
 

 5

L. Manufacturing, assembly, processing, packaging, testing, treatment, repair, or 
distribution of aircraft or aircraft related components or products for sale to the public; and 
M. Other airport compatible light industrial uses. 
 
Finding: No uses are proposed as part of this application. 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 permitted uses in 
the proposed zone. The parcels are also subject to conformance with the Public Use Airport 
Safety and Compatibility Overlay (AO) and the East Airport Employment (EAE) Overlay, 
which allows additional uses, as discussed later in the report. Section 17.69.020 and 
17.69.040 are satisfied.  
 
17.69.070 Dimensional requirements and development standards.  
A. Lot Size. There is no minimum lot size in the PUA zone.  
B. Setbacks. No front, side or rear yard setbacks except on lots abutting a residential 

district, where the minimum setback is fifty feet on the side abutting or facing the 
residential district.  

C. Screening. All outside storage areas require buffering and screening as defined in 
Chapter 17.100 (Landscaping) of the Scappoose Development Code. 

D. Uses shall be developed and located in a manner consistent with the most recent 
federally approved airport layout plan, the current Scappoose Industrial Airpark Airport 
Master Plan. 

E. Additional requirements shall include any applicable section of this title. 
 
Finding: There is no minimum lot size in the PUA Zone. However, Chapter 17.74 requires 
the development of an approved Conceptual Master Plan (which was approved as part of the 
annexation for these lands and was processed under local file number ANX1-16/ZC2-16) that 
provides for numerous sites sized to meet the needs expressed by the Scappoose Employment 
Opportunities Analysis (EOA) within the East Airport Employment (EAE) overlay zones. 
The standards of Chapter 17.74 are addressed below.  
 
The Port of St. Helens adopted an updated Scappoose Industrial Airpark Master Plan in 2016. 
The site is being developed in a manner consistent with the 2016 Scappoose Industrial 
Airport Master Plan. The City of Scappoose Public Use Airport Safety and Compatibility 
Overlay (Chapter 17.88) was based on the Oregon Department of Aviation’s model Public 
Use Airport Safety and Compatibility Overlay for an airport with instrument approaches. Per 
the Airport Master Plan, by enacting this overlay zone, the City has appropriately addressed 
the land uses that are within its jurisdiction in the vicinity of the airport. Compliance with the 
standards of Chapter 17.69 confirms consistency with the Airport Master Plan. Section 
17.69.070 is satisfied. 

 
Chapter 17.74 AE AIRPORT EMPLOYMENT OVERLAY ZONES 

 
17.74.030 Overlay zones and applicability. The three Airport Employment Overlay Zones 
shall apply to selected parcels in city limits in the vicinity of the Scappoose Industrial 
Airpark as illustrated on the Airport Employment Overlay Zones map (Figure 17.74.1). Upon 
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annexation, the area annexed shall be automatically subject to the applicable Overlay Zones 
illustrated in Figure 17.74.1. 
  
A. The Airport Employment Overlay Zones supplement the Public Use Airport (PUA) base 

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

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

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

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

Finding: The proposed subdivision is located within the EAE overlay zone. 
 

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

 
Finding: The standards of Chapter 17.88 are addressed below. In the event of a conflict 
between the standards of Chapters 17.74 and 17.88, the requirements of Chapter 17.88 shall 
control. Section 17.74.040 is satisfied. 

 
17.74.050 Permitted uses   
All uses and activities permitted outright in the PUA zone as specified in Section 17.69.040 
shall be permitted outright in the Airport Employment Overlay Zones. Table 17.74.1 
describes additional use categories that are permitted or subject to specific standards in 
each of the following overlay zones: 
A. Airport Industrial Park (AIP) overlay zone; 
B. Airport Business Park (ABP) overlay zone; 
C. East Airport Employment (EAE) overlay zone. 

 
Finding: No land uses are proposed at this time. However, as the applicant has pointed out in 
the narrative (Exhibit 2) the intended future uses of manufacturing and temporary agriculture 
are permitted outright in the EAE overlay zone. Section 17.74.050 is satisfied. 

 
17.74.080 Conceptual Master Plan requirements for large sites.  
Sites with a combined area of more than four acres under common ownership shall receive 
Planning Commission approval of a conceptual master plan (CMP) prior to annexation 
(Chapter 17.136) or zone change (Chapter 17.22) approval within any of the Airport 
Employment Overlay Zones. The CMP is not intended to serve as a binding site plan, but 
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rather provides overall guidance regarding future configurations of open space, public 
facilities, streets, taxiways and lots within the overlay district. 
[…] 
 
Finding: A CMP (Conceptual Master Plan) for the subject site was approved by the 
Scappoose City Council on January 23, 2017. Section 17.74.080 is satisfied. 
 
17.74.090 Dimensional requirements and development standards. 
The dimensional requirements and development standards within the Airport Employment 
Overlay Zones shall be in accordance with the standards for the PUA zone as specified in 
Section 17.69.070. 

 
Finding: Section 17.69.070 states that there are no minimum lot size standards in the PUA 
zone and the minimum lot size standards of this section apply. The EAE specifies that the 
CMP must show how two large sites (~50 acres) and two medium sites (~ 20-30 acres) will 
be retained in conformance with the industrial and campus site needs identified in the 
Economic Opportunities Analysis (EOA). SB1-17 has proposed two large sites of ~59.23 
acres and 49.96 acres within the preliminary plat, as well as 4 medium sites of ~ 20 - 22 
acres. There are no minimum setback requirements unless the site abuts a residential zone. 
Setbacks will be reviewed at the time of a future development proposal. Section 17.74.090 is 
satisfied. 

 
Chapter 17.79 PUBLIC LANDS- RECREATION  
 
17.79.030 Permitted uses. 
In the PL-R zone, only the following uses and their accessory uses are permitted outright, 
and are subject to the provisions of Chapter 17.120, Site Development Review: 
A. Public recreation facilities including neighborhood and community parks, park plazas, 

multi-use trails with associated trail access points and trailheads, campgrounds and 
other similar uses; 

B. Public support Facilities. 
 

Finding: It is anticipated that the parcel zoned PL-R would be developed in the future as a 
public park, in conformance with this chapter of the development code. At the time 
development is proposed, it will be subject to Chapter 17.120 – Site Development Review. 
Section 17.79.030 is satisfied.  
 
17.79.040 Dimensional requirements. 
Due to the unique nature of the public uses allowed within the PL-R zone, no designated 
minimum lot size, minimum yard requirements, minimum building height or maximum lot 
coverage exist. Minimum lot size, lot coverage, building height and yard requirements shall 
be determined on a case by case basis by the planning commission as provided for within the 
provisions of Chapter 17.120. 
 
Finding: The proposed subdivision contains an approximately 14-acre site (Lot 17, as 
originally approved under SB1-17) in the southeast corner of the property that is zoned PL-R. 
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The purpose of the site is to provide opportunities for public recreation. As noted in the 
narrative (Exhibit 2) the existing natural setting, wildlife habitat and presence of wetlands on 
some of the site will guide the design of the future park. No development is proposed as part 
of this application. Section 17.79.040 is satisfied. 
 
CHAPTER 17.150 LAND DIVISION – SUBDIVISION 
 
17.150.030 Administration and approval process. 
[…] 
E. The planning commission shall approve, approve with conditions, or deny any application 
for tentative plan. The planning commission shall apply the standards set forth in Section 
17.150.060 when reviewing an application for a subdivision. 
F. An applicant may request approval of a modification to an approved tentative plan prior 
to final plat approval by: 
1. Submitting an application for modification of approval and providing the planning 
services manager with a reproducible copy of a revised tentative plan or illustration of the 
proposed modification accompanied by a written narrative detailing the rationale for the 
proposed modification; 
2. The planning services manager shall determine whether the proposed change is a major 
or minor modification. Generally, any modification that alters the tentative plan by more 
than ten percent in regard to the proposed number of lots, or makes significant language 
changes within conditions of approval, shall be considered a major modification, and is 
subject to the administration and approval process detailed within this section; the approval 
authority shall be the planning commission. A minor modification shall be approved, 
approved with conditions or denied following the planning services manager’s review based 
on findings that:  

a. No title provisions will be violated; and 
b. The modification is not a major modification. 
 

Finding: The Planning Commission approved the tentative plat for the Columbia Airpark 
East Subdivision with Conditions of Approval on October 12, 2017. The request to modify 
the conditions of approval related to the phasing of water supply and infrastructure is 
considered a major modification, and the Planning Commission is the appropriate review 
body. The proposed revisions to the conditions of approval are attached as Exhibit 3.  
 
As proposed, the revised conditions of approval would still provide the required water supply 
of 233 gpm over the four phases of the subdivision and would allow the applicant to record 
the Phase 1 and 2 plats sooner. This will allow lots to be sold and developed sooner than if 
the applicant had to drill and construct a second well prior to recording the Phase 1 plat, as 
the current conditions of approval require.  
 
The applicant has included a slightly revised tentative plat in the application materials (see 
Exhibit 2). As stated in the narrative (Exhibit 2), the revised tentative plat includes the 
following modifications to the previously approved tentative plat: 

 Modification of Lots 10 – 12 (currently shown as Lots 2 – 4) to have Lot 12 align 
with the avigation easement. 
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 East of Miller Road, renaming Crown Zellerbach Road to Commerce Drive and 
renaming the southernmost cul-de-sac street, Aviation Court.  

 Minor changes to the geometry of both Crown Zellerbach Road and Commerce Drive 
to ensure compliance with the 35-mph design standard. 

  
No application for final plat approval has been requested at this time. Once the applicant has 
submitted for final plat approval, staff will review it for conformance with the conditions of 
approval. Section 17.150.030 is satisfied. 

 
CHAPTER 17.154 STREET AND UTILITY IMPROVEMENT STANDARDS* 
*Only the findings related to the water system will be addressed since this is the only 
requested revision to the conditions of approval.  

 
17.154.105 Water system. The planner and public works director shall issue permits only 
where provisions for municipal water system extensions have been made, and: 
A. Any water system extension shall be designed in compliance with the comprehensive plan 

existing water system plans. 
B. Extensions shall be made in such a manner as to provide for adequate flow and gridding 

of the system. 
C. The public works director shall approve all water system construction materials. 

 
Finding: The applicant provided a Water Master Plan study with their SB1-17 
application (included in the original SB1-17 Planning Commission staff report as Exhibit 
13). The applicant used this Water Master Plan, its updates, and the Scappoose UGB 
Infrastructure Report to design the water provisions and facilities on the site. The UGB 
Infrastructure Report stressed the future need for water and its storage in the area 
encumbered by the subject site. As part of the annexation (ANX1-16/ZC2-16) approval 
for these lands, the applicant was conditioned to provide a municipal water well that 
provides 233 gpm, to serve the subdivision. An analysis of water needed to serve the 
subject site was documented in a memo prepared by the City Engineer, dated December 
7, 2016, and was included in the Planning Commission staff report for ANX1-16/ZC2-
163, as Exhibit 17.  
 
While the total site size is ~334 acres, the net developable acreage which the gpm 
requirement is based on is less, since the applicant has excluded from the net developable 
acreage road right of way, wetland areas and the 14-acre park parcel which will be 
dedicated to the City. The applicant has provided a description of the calculation of the 
net developable acreage for Phases 1 and 2 in an email dated September 24, 2020, 
included as Exhibit 4.  

 
3 The full Planning Commission packet for ANX1-16/ZC2-16 can be found online at 
https://www.ci.scappoose.or.us/sites/default/files/fileattachments/planning/page/2791/pc_packet_12-29-16_anx1-
16_cpta2-16_dcta1-16_fixed_maps.pdf.  
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For Phases 3 and 4, the only deductions are for road right of way, since there are not 
wetlands or additional parklands to account for.   
 
The applicant originally proposed the provision of one municipal well, plus conveyance to 
the City’s water treatment plant; however, since the first well that the applicant drilled will 
not meet the required 233 gpm, the applicant has requested to modify the conditions of 
approval and to instead require the appropriate number of gallons per minute for each Phase 
of the subdivision, ensuring that the applicant will be able to record the final plat for Phases 1 
and 2 sooner than if they had to produce the entire 233 gpm prior to recording Phase 1 plat, 
as the current conditions of approval require. Staff is supportive of this approach since this 
will ensure an adequate supply of water will be available based on the developable acreage 
for each Phase. The proposed revised conditions of approval in Exhibit 3 do not change the 
requirement that the applicant provide a cumulative amount of 233 gpm. The applicant will 
need to drill additional wells to meet this requirement.  
 
At the time of future development, lot owners will be required to pay System Development 
Charges pursuant to Chapter 13.24 of the Scappoose Development Code. All proposed 
building lots within the subdivision will be served by water lines which must be designed in 
accordance with the Public Works Design Standards. Section 17.154.105 is satisfied. 

 
Chapter 17.164 PROCEDURES FOR DECISION MAKING—LIMITED LAND USE 

      17.164.110 Approval authority responsibilities.  
[…] 

     B. The planning commission shall have the authority to approve, deny or approve with 
     conditions the following applications: 

1. Subdivisions pursuant to Chapter 17.150; 
[…] 

      C. The decision shall be based on the approval criteria set forth in Section 17.164.150. 
[…] 
 
17.164.150 Decision process.   
A.  The decision shall be based on proof by the applicant that the application fully complies 

with: 
1) The city comprehensive plan; and 
2) The relevant approval standards found in the applicable chapter(s) of this title and 

other applicable implementing ordinances; 
 B. Consideration may also be given to:  
     1)  Proof of a substantial change in circumstances; and  
     2)  Factual written statements from the parties, other persons and other governmental 
agencies relevant to the existing conditions, other applicable standards and criteria, possible 
negative or positive attributes of the proposal or factors in subsections (A) or (B) (1) of this 
section. 
 
Finding: The applicant has submitted a Modification of Approval application on forms 
provided by the City of Scappoose, has paid the applicable land use fees, and the Planning 
Commission is by the very nature of the public hearing and limited land use decision 
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deliberation, following the correct procedures. Based on the submitted materials and the 
findings within the staff report, this application complies with the City’s Comprehensive 
Plan, and with the requirements of Title 17 of the Scappoose Municipal Code. Sections 
17.164.110(B) and (C) and 17.164.150 are satisfied. 

 
RECOMMENDATION 
Based on the Findings of Fact, the Conclusionary Findings for Approval, and the materials 
submitted by the applicant, staff recommends that the Planning Commission APPROVE MoA1-
20, subject to the following revised conditions of approval for SB1-17: 
 
Items struck out are proposed to be deleted and items underlined are proposed to be 
added. 
 
GENERAL: 
 
Retain Condition 1.  Add Conditions 2 and 3.  Re-number Condition 2. as Condition 4. 
 
1.  This approval authorizes the subdivision of Columbia County Assessor Map Numbers 
 3107-00-00103, 3106-00-00200, and 3106-00-00504 in four phases to create 17 lots. 
 Approval of a Tentative Plat shall expire twelve (12) months after the date of the notice 
 of decision. In no case shall the actual construction time period for any phase be greater 
 than two years without submitting a final plat for each completed phase, and in no case 
 shall the total time for construction of the phased development exceed five years. 
 
2.   Under Phases 1 through 4 for Utility Infrastructure Water Improvements, the cumulative 
 amount of gallons per minute (gpm) provided for the 17-lot subdivision shall be 233 
 gpm, as documented in the findings and required by the conditions of approval for the 
 annexation of  this property (local file #ANX1-16, ZC2-16). Production capacity of any 
 constructed well will be measured for 90 days prior to acceptance by the City 
 (performance bond release), at which point a final determination of production (in gpm) 
 will be made by the City. Any constructed well shall be developed so that the full 
 capacity can be utilized.  
 
3.  Initial estimates of production capacity for the first well being produced by Airpark is in 
 the range of 140 gpm but may be lower once measured for 90 days and accepted by the 
 City.  If the second well produced by Airpark on site does not yield the required 
 combined capacity of 233 gpm, then the applicant shall work with the City, in good faith, 
 to develop the required capacity.  No further development would occur until the gpm 
 for each phase have been met.  
 
2. 4. The Improvements Required for Each Phase Shall Be as Follows, and shall be installed 
 and approved prior to final plat approval for that Phase: 
 
 
 

PHASE 1 IMPROVEMENTS 
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UTILITY INFRASTRUCTURE: 
Water: 
 
Revise Condition A and retain Conditions B and C: 
 
A. The applicant shall design and construct one approximate 0.335 MGD (~233 GPM) public 
potable water well and construct a raw water mainline, pump house and applicable 
appurtenances at a location within the Phase I area to be determined by the City. a public potable 
water well capable of providing 39.8 gpm (based on 43.48 net developable acres in Phase 1).  
Capacity of any constructed well is measured at time of construction acceptance by the City.  
Any additional capacity measured in the well (at the time of acceptance) shall be creditable to 
future phases of construction.  The applicant shall also construct a raw water mainline, pump 
house and applicable appurtenances at a location agreed upon by the applicant and City, and as 
approved by the Oregon Water Resources Department. The raw water mainline shall connect to 
the City water treatment facility at Miller Road. The raw water mainline shall be sized 
appropriately to accommodate flow from a future well to utilize available treatment capacity at 
the Miller Road treatment facility. The applicant shall provide the necessary non-exclusive water 
well utility and access easements, as required. 
 
B.  The applicant shall install a new public water mainline in the eastern extension of Crown 
Zellerbach Road right of way from the Crown Zellerbach and West Lane Road intersection to the 
subdivision Phase I northern boundary.  The pipe shall be sized according to the current Water 
Master Plan or as specified to meet the fire and domestic flow requirements for buildout of all 
future phases.  
 
C. The applicant shall install a raw water mainline within the eastern extension of Crown 
Zellerbach Road to serve a future municipal well, beginning from the SE corner of Columbia 
County Assessor Map Number 3107-00-00104 to the Miller Road Treatment plant property. 
 
 
 

PHASE 2 IMPROVEMENTS 
 
UTILITY INFRASTRUCTURE: 
Water: 
 
Revise Condition A. 
 
A. The applicant shall provide a public potable water well capable of providing 35.7 gpm (based 
on 41.08 net developable acres in Phase 2) and construct a raw water mainline, pump house and 
applicable appurtenances at a location agreed upon by the applicant and City, and as approved by 
the Oregon Water Resources Department. The raw water mainline shall connect to the City water 
treatment facility at Miller Road and be sized appropriately to accommodate flow from a future 
well to utilize available treatment capacity at the Miller Road treatment facility. The applicant 
shall provide the necessary non-exclusive water well utility and access easements, as required. If 

Planning Commission Packet - October 10, 2020 Page 17 of 65



                                                                                                                                  October 1, 2020 
Columbia Airpark East Subdivision (SB1-17) – Modification of Approval 
 

 13

the potable water well constructed with Phase 1 construction has additional capacity beyond 
Phase 1 water requirements of 39.8 gpm, then part or all of the additional capacity in Phase 1 can 
be applied toward water requirements in Phase 2 and subsequent phases.  Capacity of any new 
constructed well is measured at time of construction acceptance by the City. Any additional 
capacity measured in the well (at the time of acceptance) shall be creditable to future phases of 
construction. The applicant shall install a water mainline within the eastern extension of Crown 
Zellerbach Road right of way beginning at the northern boundary of Phase 1, up to the northern 
boundary of Phase 2. The pipe shall be sized according to the current Water Master Plan, or as 
specified to meet the fire and domestic flow requirements for buildout of all future phases. 
 

PHASE 3 IMPROVEMENTS 
 
UTILITY INFRASTRUCTURE: 
Water: 
 
Revise Condition A. 
 
A. The applicant shall provide a public potable water well capable of providing 52.9 gpm (based 

on 60.95 net developable acres in Phase 3) and construct a raw water mainline, pump house 
and applicable appurtenances at a location agreed upon by the applicant and City, and as 
approved by the Oregon Water Resources Department. The raw water mainline shall connect 
to the City water treatment facility at Miller Road and be sized appropriately to accommodate 
flow from a future well to utilize available treatment capacity at the Miller Road treatment 
facility. The applicant shall provide the necessary non-exclusive water well utility and access 
easements, as required. If the potable water well constructed with Phase 2 construction has 
additional capacity beyond Phase 2 water requirements of 35.7 gpm, then part or all of the 
additional capacity in Phase 2 can be applied toward water requirements in Phase 3 and 
subsequent phases.  Capacity of any new constructed well is measured at time of construction 
acceptance by the City. Any additional capacity measured in the well (at the time of 
acceptance) shall be creditable to future phases of construction. The applicant shall install a 
water mainline within the eastern extension of Crown Zellerbach Road right of way 
beginning at the northern boundary of Phase 2, up to the northern boundary of Phase 3. The 
pipe shall be sized according to the current Water Master Plan, or as specified to meet the fire 
and domestic flow requirements for buildout of all future phases. 

 
 

PHASE 4 IMPROVEMENTS 
 
UTILITY INFRASTRUCTURE: 
 
Water: 
Revise Condition A. 
 
A. The applicant shall provide a public potable water well capable of providing 104.6 gpm 
(based on 120.51 net developable acres in Phase 4) and construct a raw water mainline, pump 
house and applicable appurtenances at a location agreed upon by the applicant and City, and as 
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approved by the Oregon Water Resources Department. The raw water mainline shall connect to 
the City water treatment facility at Miller Road and be sized appropriately to accommodate flow 
from a future well to utilize available treatment capacity at the Miller Road treatment facility, or 
as otherwise agreed to by the City Manager and applicant. The applicant shall provide the 
necessary non-exclusive water well utility and access easements, as required. If the potable water 
well constructed with Phase 3 construction has additional capacity beyond Phase 3 water 
requirements of 52.9 gpm, then part or all of the additional capacity in Phase 3 can be applied 
toward water requirements in Phase 4.  Capacity of any new constructed well is measured at time 
of construction acceptance by the City. The applicant shall install a water mainline within the 
eastern extension of Crown Zellerbach Road right of way beginning at the northern boundary of 
Phase 3, up to the northern boundary of Phase 4, looping the water line, per the Water Master 
Plan and as required to meet fire flow and domestic requirements. 
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October 2020 
Sunday  Monday Tuesday Wednesday Thursday Friday Saturday 

    1 2 3 

 

4 5  
Work Session 6pm 

City Council 7pm 

 

6  

 

7 8 
Planning 

Commission 

7pm 

 

 

9 10 

11 12 

 

13 14 15  
EDC ~ noon 

 

Park & Rec 

Committee 6pm 

 

 

16 17 

18 19  

Work Session 6pm 

City Council 7pm 

 

 

20 21 22 
No Planning 

Commission  

 

 

23 24  
Household Hazardous 
Waste Collection Event  
Transfer Station 8am -
2pm 

 

25 26 

 

27 28 29 30 31  
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November 2020 

Sunday  Monday Tuesday Wednesday Thursday Friday Saturday 

1 2  
Work Session 6pm 

City Council 7pm 

3 4 5 6 7 

8 9 10 11  
 
 

Veterans              

Day~ offices closed 
 

12 

Planning 

Commission 

7pm 

 

13 

 

14 

15 

 

16 
City Council 

7pm 

17 18 19  
EDC ~ noon 

 

Park & Rec 

Committee 6pm 

 

 

20 21 

22 23 

 

24 25 26 Offices Closed 

 
 

 
 

27 Offices Closed 
 

28 

29 30      
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