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SCAPPOOSE PLANNING COMMISSION
Council Chambers at City Hall
33568 East Columbia Avenue

AGENDA
Thursday, May 9", 2024 at 7:00 p.m.

1.0

2.0

3.0

4.0

CALL TO ORDER
ROLL CALL

APPROVAL OF MINUTES
3.1 March 14, 2024 meeting minutes

CITIZEN INPUT

The City accepts public citizen input for any item not on the agenda; in person, by email, mail or joining the
Microsoft Teams meeting link

5.0

6.0

7.0

NEW BUSINESS

5.1 Docket # SDR 1-24, SLDP 2-24

The City of Scappoose has requested approval of a consolidated application for Site Development Review
and Sensitive Lands Development Permit (SDR 1-24, SLDP 2-24) to allow for the demolition of two existing
water reservoirs, construction of a new 3-million-gallon water reservoir, and improvements to various site
amenities. The site is located at 52212 SW Keys Road, southeast of the SW Keys Landing Road and SW Keys
Road intersection, on property described as Columbia County Assessor Map #3211-DD-00200.

Format: This is a consolidated limited land use decision and quasi-judicial hearing.

Limited land use decisions (Site Development Review in this case) do not allow verbal testimony during the
hearing; however, written comments are permitted prior to Wednesday, May 8, 2024 at 5:00 p.m.
Quasi-judicial decisions (Sensitive Lands Development Permit in this case) allow verbal testimony during the
hearing as well as written comments prior to Wednesday, May 8, 2024 at 5:00 p.m.

5.2 Team Agreement

Planning Commission Team Agreement for conducting Planning Commission Meetings and Business.

COMMUNICATIONS
6.1 Calendar Check
6.2 Commissioner Comments
6.3 Staff Comments

ADJOURNMENT

This is an open meeting, and the public is welcome to attend in person or virtually. Link to attend online can
be found within the calendar page on the city’s website. 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 Packets can be viewed on City’s website via the calendar links;
https://www.scappoose.gov/calendar

Please call (503) 543 - 7184 if you have any issues accessing the City’s website.
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SCAPPOOSE PLANNING COMMISSION MINUTES
Thursday, March 14, 2024 at 7:00 p.m.

Disclaimer: These minutes are intended to summarize the conversations that took place in this meeting. For a full transcript with video
recording of this meeting on YouTube go to; https://www.scappoose.gov/bc-pc/page/planning-commission-22

1.0 CALL TO ORDER
Chair Jensen called the meeting to order at 7pm

2.0 ROLL CALL

Commiissioners; Staff;

Scott Jensen Chair Laurie Oliver Joseph  Community Development Dir.
Bill Blank Vice Chair NJ Johnson Associate Planner

Rita Bernhard Commissioner Chris Negelspach City Engineer

Monica Ahlers Commissioner Elizabeth Happala Office Administrator

Harlow Vernwald Commissioner

Marty Marquis Commissioner

Sara Jones-Graham  Commissioner

Excused;

Ty Bailey Commissioner

Audience attendees;
Applicant Lea Chitwood and John Chitwood
Consultant John DeJong, Technical Engineering Inc.

3.0 APPROVAL OF MINUTES

3.1 February 8, 2024, meeting minutes
Commission Bernhard moved and Vice Chair Blank seconded the motion to approve the minutes.
Motion Passed 7-0. AYES: Chair Jensen, Vice Chair Blank, Commissioner Bernhard, Commissioner
Vernwald, Commissioner Ahlers, and Commissioner Marquis & Commissioner Jones.

4.0 CITIZEN INPUT
None

5.0 NEW BUSINESS
5.1 Docket #SDR 2-23
The Scappoose Planning Commission has scheduled a limited land use decision to consider an
application for Site Development Review (SDR 2-23) submitted by Lea Chitwood. The request
is to allow for the change of use from an existing single-family home to a real estate office as
well as improvements to various site amenities. The site is located at 33454 SW JP West
Road, southeast of the SW JP West Road and SW 1st Street intersection, on property
described as Columbia County Assessor Map #3212-CA-03200.
Format: Limited Land Use Decisions do not allow verbal testimony during the hearing since they do not
require interpretation or the exercise of policy or legal judgement; however, written comments are
permitted prior to the deadline of the public comment period; must be received by Wednesday, March
13, 2024, at 5:00 p.m..
Chair Jensen read the docket item, the limited land use format, calling the hearing to order, and
stating the order of hearing, he then asked if any commissioner needed to declare any ex-parte
contacts or conflicts. After hearing none, he called for the staff report.
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Associate Planner Johnson went over the staff report and 28 conditions of approval in detail,
then asked the commissioners if they had any questions.

Chair Jensen asked about the deferment of the right of way along the JP West frontage, and if
they were still planning on doing the frontage improvements and just deferring the right of way
dedication.

Johnson agreed, adding that it would be a 5’ sidewalk matching the existing gas station site then
other frontage improvements as well.

Chair Jensen then asked the applicants to come forward.

Applicant Lea Chitwood and Consultant John DeJong came forward. Application Lea Chitwood stated
that they did not have anything else to add to the staff report and welcome any questions.

Consultant John DelJong stated his name and company name, adding that Associate Planner Johnson
did a very thorough job presenting their project and stated he is here tonight to answer any
questions.

Chair Jensen thanked them for their time then closed the hearing for consideration by the
commission.

Vice Chair Blank stated that 20 odd years ago they implemented a downtown overlay and many of the
item are based on that overlay zone. Adding that he does not see anything in the proposal that is not
acceptable or hasn’t been approved based on the staff report. And the whole area will be developed
at some point in time as that was what the overlay was designed for.

Commissioner Bernhard stated it was very thorough.

Chair Jensen stated that this is straightforward by the code and seeing no other conversation he
would entertain a motion.

Vice Chair Blank moved and Commissioner Bernhard seconded the motion to approve SDR 2-23 as
presented with 28 conditions of approval.

Motion Passed 7-0. AYES: Chair Jensen, Vice Chair Blank, Commissioner Bernhard, Commissioner
Vernwald, Commissioner Ahlers, and Commissioner Marquis & Commissioner Jones.

6.0 COMMUNICATIONS
6.1 Calendar Check

Chair Jensen went over the calendar.

Community Development Director Oliver Joseph stated that there will be no Planning Commission
meeting on March 28,

6.2 Commissioner Comments

Page 2 of 5 Planning Commission Meeting Minutes - March 14, 2024

Planning Commission Meeting - May 9, 2024 Page 3 of 188



Commissioner Ahler stated that she noticed that there were a reference to the Uniform Building Code
with is not what the Oregon Structural Specialty Code is based on anymore.

Community Development Director Oliver Joseph replied that she appreciated her pointing that out as
they are doing several code revision.

Chair Jensen thanked staff and appreciated them for making their jobs really easy.
Vice Chair Blank stated it was easy and ready to go.

6.3 Staff Comments
Community Development Director Oliver Joseph went over the joint Planning Commission and City
Council meeting scheduled on Monday March 18 reviewing quite a bit of proposed development code
amendments in support of the 50-Year Plan. Adding that packets have been distributed to them
tonight. The next council work session will be April 15, She then went over the current applications;
three restaurant complex deemed incomplete, Keys Road 3 million gallon water reservoir to be
deemed complete soon, inquiry meeting for a self-storage facility on the Cinnamon Tree property,
pre-application for Wauna Credit Union south of Bi-Mart, pre application for a JP West partition near
Jobin Lane, and continuing with the UGB study area analysis. She hopes they can all make it to the
Annual Town Meeting in April as it’s always a good event and the Mayor will be doing a state of the
City address, plus the city manager recruitment team might say a few words and request some
community feedback.

Associate Planner Johnson added that our agency partners will have tables; Scappoose Bay Watershed
Council and our 50-Year Plan consultants.

Commissioner Blank asked if they will be breaking off into small groups.

Community Development Director Oliver Joseph replied that they would not have any actual activity
this year.

Commissioner Blank asked about the home being remodeled right now on the corner of 15t & JP West
opposite the one they approved tonight. And if that would be coming to them for approval.

Community Development Director Oliver Joseph replied that she was not aware of it and would need
to go check it out. Adding that if they were changing their use then it would come to them for
approval and stated that property owners can do general maintenance and repairs to their homes in
the downtown overlay areas without the planning office approval. She then stated that the
application tonight was pretty straightforward as they were just putting in a parking lot, adding that a
part of the code changes related to the 50-year plan they were going to look at how they can
streamline some process to make it easier for our developing community to get projects done. For an
example, she said under the new proposal for site development review, this particular application
would have not come to Planning Commission and would just be a staff level approval. Adding that
they would still be required to be required to notice their neighbors because there isn’t anything
discretionary or controversial about their proposal without any variance or sensitive lands.
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Commissioner Bernhard asked about the timeline for the Annual Town Meeting since its JR Gedlick’s
funeral that day at 11am.

Community Development Director Oliver Joseph stated it should be done in about 2 % hours, which
should work out fine.

Commissioner Blank stated he was married to Donna Gedlick who was a City Council member and
once our city recorder and thanked Commissioner Bernhard for the information.

Commissioner Bernhard stated his service will be held at St. Wenceslaus Church.

City Engineer Negelspach went over some projects in the engineering department; Moore Rd. under
construction north of the airport, food cart pods are moving along well, multiple plan reviews
occurring and staying quite busy.

Vice Chair Blank asked about St. Helens tying to seek a solar company.

City Engineer Negelspach stated there are two components to that, a manufacturing piece they were
proposing in St. Helens and then an assembly piece here.

Commissioner Blank stated that it would bring in about 1000 jobs and more people would be looking
for homes here.

Community Development Director Oliver Joseph added that the food cart pod has filled all their
eleven slots.

Chair Jensen asked about the proposal for the new land use process and how they would handle
comments about a proposal especially comments against it.

Community Development Director Oliver Joseph replied that it would be handled how it now in that
the comments come to the planning department, and they would continue to work with the applicant
to make sure they are responding back to all the comments, and we would add our staff comments as
well. Adding that as you know, unless there is a violation of some criteria, they still have the
obligation to approve it.

Associate Planner Johnson added that it would come to Planning Commission if it were appealed.

Community Development Director Oliver Joseph stated that staff decision is always appealable to
Planning Commission.

Chair Jensen asked if there was only one appeal process.

Community Development Director Oliver Joseph replied that she believed it could still be appealed to
City Council.

Chair Jensen stated that his understanding was that it was only one appeal process within the city.
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Community Development Director Oliver Joseph stated she would look into that as it seemed to her
that there was always a next level.

Commissioner Blank asked if it were a normal situation then if they did something the applicant didn’t
like, then they could appeal their decision.

Community Development Director Oliver Joseph agreed adding that she looked at a few applications
over the years and there would have been only one or two that would have stayed with the staff level
approval. And that it is a step in the right direction and maybe we see how that goes to make it easier

for our development community especially for these smaller projects like the one we had tonight.

Chair Jensen agreed and would like to recommend leaving an option for staff to kick it to Planning
Commission at staff discretion.

Associate Planner Johnson stated that option exists in the proposed language right now.
7.0 ADJOURNMENT

Chair Jensen adjourned the meeting at 7:44 pm.

Chair Jensen

Attest:
Elizabeth Happala, Office Administrator
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Site Development Review 1-24, Sensitive Lands Development Permit 2-24 May 2, 2024

Keys Road Reservoir

Request:

Location:

Applicant:

Owner(s):

EXHIBITS

N =

A.
B.

w

A.

CITY OF SCAPPOOSE
PLANNING COMMISSION STAFF REPORT

Approval of an application for Site Development Review and Sensitive Lands —
Slope Hazard Development Permit to allow for the demolition of two existing
water reservoirs, construction of a new 3-million-gallon water reservoir, and
improvements to various site amenities.

The site is located at 52212 SW Keys Road, southeast of the SW Keys Landing Road
and SW Keys Road intersection, on property described as Columbia County
Assessor Map #3211-DD-00200. See Vicinity Map (Exhibit 1).

City of Scappoose

City of Scappoose

Vicinity Map
Application Forms

Site Development Review
Sensitive Lands — Slope Hazard Development Permit

Code Response Narrative

Photographs to Accompany Development Application Code Response Narrative

4. Preliminary Development Plans

A.

IOMTMON®

prozzr A=

Cover (Sheet 01)

General Information (Sheet 02)

Civil Notes and Legends (Sheet 03)

Existing Site Plan (Sheet 04)

Storm and Sewer Structure Tables (Sheet 05)
Demolition Plan (Sheet 06)

Utility Relocation Plan (Sheet 07)
Construction Grading and TESC (Temporary Erosion& Sediment Control) Plan (Sheet
09)

Construction Grading Sections 1 (Sheet 10)
Construction Grading Sections 2 (Sheet 11)
Proposed Grading Plan (Sheet 12)

Proposed Site Grading Sections 1 (Sheet 13)

. Proposed Site Grading Sections 2 (Sheet 14)

Proposed Utility Plan (Sheet 15)

Proposed Drainage Plan (Sheet 16)
Landscaping Plan (Sheet 20)

Reservoir Floor and Foundation Plan (Sheet 21)
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Site Development Review 1-24, Sensitive Lands Development Permit 2-24 May 2, 2024

Keys Road Reservoir

© 0N o !

Mechanical Plan (Sheet 31)
Electrical Legend (Sheet 35)
Electrical Site Plan (Sheet 36)

U. Preliminary Site Plan (Sheet 38)
Geotechnical Engineering Report from Shannon & Wilson, dated December 20231
Stormwater Design Report from RH2 Engineering, dated March 2024!
Notice of Final Decision for Approval of ZC 5-02/SDR 9-02, dated December 23, 2002
Referral comment from City of Scappoose Public Works Director, dated April 5, 2024
Referral comment from Columbia County Building Official, dated April 22, 2024

v =

10 Referral comment from Scappoose Rural Fire Protection District, dated April 30, 2024
11. Referral comment from Columbia River PUD, dated May 1, 2024
12. Referral comment from Columbia County Public Works, dated May 2, 2024

SUBJECT SITE

The subject site consists of an approximately 4.7-acre parcel of land that is currently occupied
by three water reservoirs, a water treatment plant operations building, and a backwash basin
(see Exhibit 4D). The site operates as a municipal water treatment plant and is known as the
Keys Road Water Treatment Plant.

North of the subject site is a row of single-family homes. East of the subject site is a vacant
lot and a single-family home (south of the vacant lot). South of the subject site is SW Keys
Road and to the south of that is a row of single-family homes. West of the subject site is SW
Keys Road and to the west of that is a row of single-family homes, the SW Huser Lane and SW
Keys Road intersection, and the SW Crystal Springs Court and SW Keys Road intersection.
The subject site is zoned Public Lands-Utility (PL-U) and is designated as Public Lands (PL) on
the Comprehensive Plan Map. All surrounding properties are zoned Low Density Residential
(R-1) and are designated as Suburban Residential (SR) on the Comprehensive Plan Map.

The subject site is not located within the Special Flood Hazard Area (SFHA, commonly referred
to as the 100-year floodplain) and there are no wetlands or water courses on or near the site.
The subject site does contain steep slopes greater than 20%.

OBSERVATIONS

REQUESTED APPROVAL

The request is to allow for the demolition of two existing water reservoirs, construction of a
new 3-million-gallon water reservoir, and improvements to various site amenities. This
requires Site Development Review, where Planning Commission is the approval authority.
The subject site contains steep slopes greater than 20% and so a Sensitive Lands — Slope
Hazard Development Permit will be required as well as conformance to Scappoose
Development Code (SDC) Chapter 17.86 - Sensitive Lands—Slope Hazard.

Section 17.78.050 states that “Due to the unique nature of the public uses allowed within the

1 Note: Appendices available upon request.
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Site Development Review 1-24, Sensitive Lands Development Permit 2-24 May 2, 2024

Keys Road Reservoir

PL-U 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 or 17.130.” The subject site is 4.7
acres in area (see Exhibit 4D), which is sufficiently large enough to host two water reservoirs,
a water treatment plant operations building, a backwash basin, and other accessory
structures related to public water. The subject site has an approximately calculated lot
coverage of 25-30%, including buildings and impervious surfaces (see Exhibit 4U), which is
very reasonable for the zone and use. The new water reservoir is proposed to be 24 feet in
height, compared to the height of the larger reservoir that will be demolished, which is 20
feet (see Exhibit 4U). The smallest setback on the site is 22.8 feet for an existing water
reservoir and 36.9 feet for the new water reservoir (see Exhibit 4U). Staff recommends
approving the proposed dimensional conditions since they are very reasonable, do not cause
conflicts with the SDC, are similar to the existing dimensional conditions of Keys Road Water
Treatment Plant (see Exhibit 4D), and the applicant is proposing to provide buffering and
screening to the standards of Chapter 17.100 (see Exhibit 4P).

CONSOLIDATED LAND USE APPLICATIONS

The applicant is requesting approval of two land use applications, Site Development Review
(SDR) and Sensitive Lands — Slope Hazard Development Permit (SLDP). On its own, SLDP
requires staff approval. However, since the applicant is requesting a consolidated decision
and SDR requires Planning Commission approval, Planning Commission will be the approval
authority for both applications.

Approving SDR is a limited land use decision subject to Chapter 17.164 and approving SLDP is
a quasi-judicial decision subject to Chapter 17.162. Pursuant to Section 17.01.050(B), public
noticing for the consolidated application was provided in accordance with Chapter 17.162
since these noticing requirements are a higher standard than Chapter 17.164. Public
comments related to SDR will be processed in accordance with Chapter 17.164 and public
comments related to SLDP will be processed in accordance with Chapter 17.162.

Both applications would need to be approved for the applicant to be permitted to construct
the proposed water reservoir.

RIGHT-OF-WAY/PUBLIC IMPROVEMENTS

The property has frontage on SW Keys Road (see Exhibit 4D). SW Keys Road is classified by
the 2016 Transportation System Plan (TSP)? as a Neighborhood Route, which requires 60 feet
of right-of-way width comprised of 36 feet of travel way, two 5.5-foot planter strips, two 6-
foot sidewalks, and two 6-inch utility areas. SW Keys Road currently has a right-of-way width
between 48-54 feet and a paved width of 20-32 feet (depending on the section of SW Keys
Road). Additionally, the subject site has a 5-foot sidewalk along the entire frontage, except
for most of the southwestern property line curve where the sidewalk turns slightly inward
away from the curbline and continues the pedestrian pathway but inside the parcel (see E

2 City of Scappoose, Transportation System Plan, 2016, Figures 12 & 13b.
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Site Development Review 1-24, Sensitive Lands Development Permit 2-24 May 2, 2024

Keys Road Reservoir

xhibit 4D). In lieu of performing street improvements and providing a dedication meeting the
full standards of a Neighborhood Route, the SDC allows developers to submit and record a
non-remonstrance agreement if certain provisions are met. Since the City of Scappoose is the
named applicant and property owner and the City cannot enter a non-remonstrance
agreement with itself, a non-remonstrance agreement will not be required. The non-
remonstrance criteria in Section 17.154.030(A)(3) will be used to evaluate whether or not the
applicant may be waived from performing street improvements and providing a dedication
meeting the full standards of a Neighborhood Route. This development proposal applies to
the criteria necessary to be waived from street improvements and a wholescale dedication.
A right-of-way dedication will be required in the southeastern corner of the subject site to
the extent that the sidewalk is entirely within the right-of-way. The applicant is proposing to
provide a dedication in this area to remove the sidewalk from the property and to instead
have the sidewalk contained within the right of way (see Exhibit 4N).

VEHICULAR ACCESS/OFF-STREET PARKING

The subject site has and is proposed to retain two driveways, one in the northwest corner of
the site and the other in the southeast corner of the site (see Exhibits 4D & 4U).

The majority of the subject site is fenced and not to be accessed by the public (see Exhibit
4D). The applicant is not proposing changes to this fence or access privileges (see Exhibit 4U).
As such, this proposal does not trigger the regulations of Chapter 17.106 - Off-Street Parking
and Loading Requirements.

TRAFFIC GENERATION

Requests for Site Development Review typically require a Transportation Impact Study (TIS)
to be submitted as part of their land use application. However, given that trips to and from
the site are nearly exclusively City employees or City contractors (see Exhibit 3, p. 35) and the
number of daily and peak hour trips is unlikely to be significantly altered as a result of this
development, no TIS will be required.

Due to the low volume of estimated trips, no new transportation facilities or mitigation
measures will be required.

UTILITIES

There is currently an 8-inch concrete sewer main in SW Keys Road along the entire frontage
with a connected 8-inch sewer main that runs from the south of the subject site to the
approximate center of the site, providing connection to the water treatment plant operations
building and the backwash station (see Exhibit 4D). The applicant is proposing to replace and
relocate a section of the on-site main so that it is not directly under the larger new water
reservoir (see Exhibit 4G).

There is currently a stormwater main of various diameters between 10-15 inches in SW Keys
Road along the entire frontage with a connected 12-inch stormwater main that runs from the
south of the subject site towards the existing 2-million-gallon water reservoir to remain (see
Exhibit 4D). The on-site storm system also connects to the water treatment plant operations
building and the backwash station (see Exhibit 4D). The applicant is proposing to replace a
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Keys Road Reservoir

stormwater pipe primarily to the east of the new water reservoir, add a catch basin to the
south of the new water reservoir, and add an area drain to the north of the water treatment
plant operations building and backwash station (see Exhibit 40).

There is currently an 8-inch oxide dispersion strengthened alloys (ODS) water main in SW
Keys Road along the entire frontage and several water mains of various sizes and materials
within the subject site (see Exhibit 4D). The applicant is proposing to replace and relocate a
section of the on-site main further to the east so that it is appropriately distanced from the
larger new water reservoir (see Exhibit 4G).

LANDSCAPING, SCREENING, AND STREET TREES

The applicant submitted a Landscaping Plan (Exhibit 4P), which depicts the provision of trees
and grass throughout the subject site.

The existing/proposed utility use is directly abutting residential uses to the north and east.
Buffering and screening will be required where the subject site abuts residential uses. The
applicant is proposing buffering and screening where abutting residential uses to the north
and east. The utility use would also be abutting residential uses to the west and south if not
for the SW Keys Road right-of-way. When this is the case, buffering but not screening is
required. The applicant is proposing buffering along the western and southern edges of the
property.

The applicant is proposing to plant 7 Golden Desert Ash street trees along the western
frontage of the subject site and use existing deciduous, coniferous, and arborvitae trees to
satisfy the requirements of Chapter 17.104 - Street Trees. The applicant proposes to plant 16
total new trees on the site.

SENSITIVE LANDS DEVELOPMENT PERMIT

The subject site contains steep slopes greater than 20% and so a Sensitive Lands — Slope
Hazard Development Permit will be required as well as conformance to Scappoose
Development Code (SDC) Chapter 17.86 - Sensitive Lands—Slope Hazard.

The applicant is proposing to reduce some of the steep slopes of the site (see Exhibit 4K).
The Geotechnical Engineering Report (Exhibit 5, p. 20) states that the proposed reservoir will
not degrade the slope stability of the site, provided the foundation recommendations of the
Report are followed. The recommended Conditions of Approval will require the applicant to
follow the recommendations of the Geotechnical Engineering Report. The new water
reservoir is proposed to be supported by either deep foundation or ground improvement
foundation (see Exhibit 5, p. 20), which supports structural stability.

PUBLIC AND PRIVATE AGENCIES

The City of Scappoose Interim City Manager, Interim Public Safety Director, Public Works
Director, Columbia County Public Works Director, Columbia County Building Official,
Scappoose Rural Fire Protection District, and Columbia River PUD have been provided an
opportunity to review and comment on the proposal.

The City of Scappoose Public Works Director provided a referral comment (Exhibit 8) stating
that they have reviewed the application and have no objection to its approval as submitted.
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e The Columbia County Building Official provided a referral comment (Exhibit 9) stating that
the contractor will be required to obtain all applicable building, plumbing, and electrical
permits.

e The Scappoose Rural Fire Protection District provided a referral comment (Exhibit 10) with
requirements related to addressing, fire apparatus roads, hydrants, and emergency access.
These requirements are reflected in the recommended Conditions of Approval.

e The Columbia River PUD provided a referral comment (Exhibit 11) stating that they have
reviewed the application and have no objection to its approval as submitted.

e The Columbia County Public Works Department provided a referral comment (Exhibit 12)
issuing the following requirements:

1. The applicant shall obtain an access permit for each connection to Keys Road.
2. The applicant must obtain a construction permit for any work that occurs within the
right-of-way.

No additional storm water may be added to Keys Road.

4. The applicant will help develop an Intergovernmental Agreement with the County to
address any needed road rehabilitation attributable to the construction.

5. Applicant must meet all City of Scappoose standards.

6. The portion of newly dedicated right-of-way should be dedicated to the County.

w

The applicant will be required by the recommended Conditions of Approval to obtain an
access permit for each connection to SW Keys Road, obtain a construction permit for any
work that occurs within the right-of-way, adhere to the weight limit for construction vehicles
on SW Keys Road, meet the provisions of the Scappoose Municipal Code and Scappoose
Public Works Design Standards, and provide the right-of-way dedication to Columbia County.
Regarding requirement #3 above, the proposed stormwater improvements will mitigate
stormwater runoff for all of the proposed net new impervious areas by adding in a detention
system capable of matching the pre-development runoff from the site (see Exhibits 40 & 6).
Therefore, the downstream system will not see any increase in runoff from the proposed
work. Regarding requirement #4 above, Columbia County will document the condition of SW
Keys Road with images and video before construction begins. The City and the County will
discuss road restoration following construction.

e Notice of the application and hearing was mailed to property owners within 300 feet of the
subject site on April 19, 2024 and published in the April 26, 2024 edition of the Columbia
County Spotlight. As of the date of this report, there have been no comments made by the
public.

FINDINGS OF FACT

The following sections of the Scappoose Municipal Code and Scappoose Development Code are
applicable to this request:

Chapter 12.10
VISUAL CLEARANCE AREAS
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Keys Road Reservoir

12.10.020 Visual clearance—Required

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

Finding: The corners of the subject site are not adjacent to an intersection of two streets or a
street and a railroad (see Exhibit 4D). The subject site has and is proposed to retain two
driveways, one in the northwest corner of the site and the other in the southeast corner of the
site (see Exhibits 4D & 4U). Visual clearance will be required to be maintained at both driveways.
Section 12.10.020(A) is satisfied.

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

Finding: The visual clearance areas (VCA) do not contain any of the items listed above except for
existing arborvitae trees and a chain link fence, both on the western side of the southeastern
driveway (see Exhibit 4D). The chain link fence is nearly completely transparent, compared to a
fence constructed of wood or another solid material. The trees in this area are already
continuously trimmed by the property owner (see Exhibit 3A, Photo 1), which Section
12.10.020(D) provides an exemption for. The recommended Conditions of Approval will require
the applicant to regularly trim the arborvitae trees that are in the VCA up to 8 feet above the
level of the driveway. Section 12.10.020(B) is satisfied.

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

Finding: The northwestern driveway has a negligible slope in terms of its impact on visual
clearance. The southeastern driveway slopes downward towards the street, which improves
visual clearance for egress drivers. Without any slopes causing an existing or potential visual
clearance hazard, stricter visual clearance requirements will not be established. Section

12.10.020(C) is satisfied.

D. The preceding provisions shall not apply to the following:
[..]

2. A tree trimmed (to the trunk) to a line at least eight feet above the level of the
intersection;

[..]

Finding: The subject site has an existing row of arborvitae trees along its southern edge that
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interfere with the western VCA of the southeastern driveway (see Exhibit 4D). The recommended
Conditions of Approval will require the applicant to regularly trim these trees to a distance of at
least 8 feet above the level of the driveway. Section 12.10.020(D) is satisfied.

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

A. Street and Railroad Intersections (see also Figure 12.10.1):

Intersection Classification Measurement Along each Lot Line
All streets except alleys 30 feet
Streets and railroads 30 feet
Alley 10 feet
Intersection of a street and alley 20 feet

Figure 12.10.1. Visual Clearance Areas for Streets and Alleys

|
£l Visual Clearance Area for Street and Alley Intersections

B. Driveway Intersections (see also Figure 12.10.2):

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

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

Figure 12.10.2. Visual Clearance Areas for Driveways
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@ Visual Clearance Area for Single-Family & Two-Family Residential Driveways

Finding: The corners of the subject site are not adjacent to an intersection of two streets or a
street and a railroad (see Exhibit 4D) so visual clearance will not be required for the street
intersections; see Section 12.10.020(A). However, the two driveways will need to comply with
the visual clearance standards for a commercial driveway. Both driveways conform to the 20-
foot visual clearance standards for a commercial driveway except for the arborvitae trees and
chain link fence to the west of the southeastern driveway (see Exhibit 4D). However, the fence is
nearly transparent, and the trees are regularly trimmed (see Exhibit 3A, Photo 1), which both
qualify for an exception; see Section 12.10.020(D) and staff report findings to Section
12.10.020(B). Section 12.10.030 is satisfied.

Chapter 17.01
INTRODUCTION

17.01.060 Right-of-way dedications and improvements.

Upon approval of any development permit or any land use approval of any property which abuts
or is served by an existing substandard street or roadway, the applicant shall make the necessary
right-of-way dedications for the entire frontage of the property to provide for minimum right-of-
way widths according to the city's public works design standards and shall improve the abutting
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portion of the street or roadway providing access to the property in accordance with the
standards in Chapter 17.154.

Finding: SW Keys Road is classified by the 2016 Transportation System Plan (TSP)? as a
Neighborhood Route, which requires 60 feet of right-of-way width. SW Keys Road currently has
right-of-way width between 48-54 feet (depending on the section of SW Keys Road). In lieu of
providing a dedication meeting the full standards of a Neighborhood Route, the SDC allows
developers to submit and record a non-remonstrance agreement if the provisions of Section
17.154.030(A)(3) are met. Since the City of Scappoose is the named applicant and property owner
and the City cannot enter a non-remonstrance agreement with itself, a non-remonstrance
agreement will not be required. The non-remonstrance criteria in Section 17.154.030(A)(3) will
be used to evaluate whether or not the applicant may be waived from performing street
improvements and providing a dedication meeting the full standards of a Neighborhood Route.
This development proposal applies to the criteria necessary to be waived from street
improvements and a wholescale dedication; see staff report findings to Section 17.154.030(A)(3).
A right-of-way dedication will be required in the southeastern corner of the subject site to the
extent that the sidewalk is entirely within the right-of-way. The applicant is proposing to provide
a dedication in this area to remove the sidewalk from the property and to instead have the
sidewalk contained within the right of way (see Exhibit 4N). Section 17.01.060 is satisfied.

Chapter 17.78
PL-U PUBLIC LANDS-UTILITY

17.78.030 Permitted and Conditional uses.

In the PL-U 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 water system structures, including, but not limited to treatment plants, storage
reservoirs, pump stations or other major facilities associated with the supply or distribution of
water;

[..]

Finding: The applicant is proposing to replace two existing water reservoirs with a new water
reservoir (see Exhibit 2A, p. 1), which is outright permitted in the Public Lands-Utility (PL-U) zone.
The applicant has applied for Site Development Review (see Exhibit 2A) and will be subject to the
standards of Chapter 17.120. Section 17.78.030 is satisfied.

17.78.050 Dimensional requirements.

Due to the unique nature of the public uses allowed within the PL-U 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

3 City of Scappoose, Transportation System Plan, 2016, Figures 12 & 13b.
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17.120 or 17.130.

Finding: The subject site is 4.7 acres in area (see Exhibit 2A, p. 1), which is sufficiently large
enough to host two water reservoirs, a water treatment plant operations building, a backwash
basin, and other accessory structures related to public water. The subject site has an
approximately calculated lot coverage of 25-30%, including buildings and impervious surfaces
(see Exhibit 4U), which is very reasonable for the zone and use. The new reservoir is proposed to
be 24 feet in height, compared to the height of the larger reservoir that will be demolished, which
is 20 feet (see Exhibit 4U). The smallest setback on the site is 22.8 feet for an existing reservoir
and 36.9 feet for the new reservoir (see Exhibit 4U). Staff recommends approving the proposed
dimensional conditions since they are very reasonable, do not cause conflicts with the SDC, are
similar to the existing dimensional conditions of Keys Road Water Treatment Plant (see Exhibit
4D), and the applicant is proposing to provide buffering and screening to the standards of Chapter
17.100 (see Exhibit 4P). Section 17.78.050 is satisfied.

Chapter 17.86
SENSITIVE LANDS—SLOPE HAZARD

17.86.020 Applicability of uses.
A. Except as provided by this section, the following uses are permitted uses:
1. Accessory uses such as lawns, gardens or play areas, except in wetlands;
2. Agricultural uses conducted without locating a structure or altering landforms;
3. Public and private conservation areas for water, soil, open space, forest and wildlife
resources;
4. Removal of poison oak, tansy ragwort, blackberry or other noxious vegetation;
5. Fences.
B. Separate permits shall be obtained from the appropriate state, county or city jurisdiction for
the following:
1. Installation of underground utilities and construction of roadway improvements
including sidewalks, curbs, streetlights and driveway aprons;
2. Minimal ground disturbance(s) but no landform alterations.

Finding: The recommended Conditions of Approval will require the applicant to obtain the
necessary permits for the relocation of underground utilities. Section 17.86.020(A-B) is satisfied.

C. For the purpose of this chapter, "slope hazard areas" means those areas subject to a severe risk
of landslide or erosion. They include any of the following areas:
1. Any area containing slopes greater than or equal to fifteen percent and two of the
following subsections;
a. Impermeable soils (typically silt and clay) frequently interbedded with granular
soils (predominately sand and gravel),
b. Any area located on areas containing soils which, according to the current
version of the soil survey of Columbia County, Oregon may experience severe to
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very severe erosion hazard,
c. Any area located on areas containing soils which, according to the current
version of the soil survey of Columbia County, Oregon are poorly drained or subject
to rapid runoff,
d. Springs or ground water seepage;
2. Any area potentially unstable as a result of natural drainageways, rapid stream incision,
or stream bank erosion;
3. Any area located on an alluvial fan, presently subject to or potentially subject to
inundation by debris flows or deposition of stream transported sediments;
4. Any area containing slopes greater than or equal to twenty percent.

Finding: The subject site has slopes that are greater than 20% to the east of the water treatment
plant operations building and north of the proposed water reservoir (see Exhibit 4K). Therefore,
the provisions of Chapter 17.86 apply and the applicant will be required to obtain a Sensitive
Lands — Slope Hazard Development Permit. Section 17.86.020(C) is satisfied.

D. Landform alterations or developments within slope hazard areas that meet the jurisdictional
requirements and permit criteria of the U. S. Army Corps of Engineers, Division of State Lands,
and/or other federal, state or regional agencies do not require duplicate analysis or local permits.
The city may require additional information not addressed above. When any provision of any
other chapter of this title conflicts with this chapter, the regulations that provides more protection
to the sensitive areas shall apply unless specifically provided otherwise in this chapter; provided,
such exceptions shall not conflict with any federal, state or local regulation.

Finding: The development does not trigger the jurisdictional requirements of the U.S. Army Corps
of Engineers or Department of State Lands, or any other agencies; therefore, the applicant only
applied for permits related to slope hazards with the City of Scappoose and so the standards of
Chapter 17.86 will be used. Section 17.86.020(D) is satisfied.

E. A development permit shall be obtained before construction or development begins within any
area of slope hazard as identified in subsection C of this section. The permit shall apply to all
structures including manufactured homes.

Finding: The applicant has applied for a Sensitive Lands — Slope Hazard Development Permit (see
Exhibit 2B). Approval of this permit will be required for the applicant to begin construction of the
water reservoir or otherwise impact landforms in the slope hazard area. Section 17.86.020(E) is
satisfied.

F. Except as explicitly authorized by other provisions of this chapter, all other uses are prohibited
on steep slope areas.

G. A use established prior to the adoption of this title, which would be prohibited by this chapter
or which would be subject to the limitations and controls imposed by this chapter, shall be
considered a nonconforming use. Nonconforming uses shall be subject to the provisions of
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Chapter 17.132.
H. The planner shall determine if a slope hazard applies based upon one or any combination
described in subsection C of this section.

Finding: Section 17.78.030(A) authorizes the development of public water reservoirs in the PL-U
zone. As the proposed water reservoir is in the slope hazard area for having slopes that exceed
20%, a Sensitive Lands — Slope Hazard Development Permit will be required. The applicant has
applied for this permit (see Exhibit 2B) and the approval of which will be required for
development to occur. Section 17.86.020(F-H) is satisfied.

17.86.050 General provisions for slope areas.

A. Slope hazard regulations apply to those areas meeting the federal, state or local definition of
"slope hazard" as identified in Section 17.86.020(C) and areas of land adjacent to and within one
hundred feet of areas identified as slope hazards.

B. Slope locations may include but are not limited to those areas identified as slope hazards in the
Scappoose comprehensive plan.

C. Precise boundaries may vary from those shown on maps; specific delineation of slope hazards
boundaries may be necessary. Slope hazard delineation will be done by qualified professionals at
the applicant's expense.

Finding: Measured 100 feet south of the slopes that are 20% or greater, the proposed reservoir
is in the area applicable to slope hazard regulations (see Exhibit 4K). A Sensitive Lands — Slope
Hazard Development Permit will be required for development in this area. Section 17.86.050 is
satisfied.

17.86.070 Approval standards.
A. The planner or the planning commission may approve or approve with conditions or deny an
application request within the slope area based upon following findings:

1. Land form alterations shall preserve or enhance slope stability;

Finding: The Geotechnical Engineering Report (Exhibit 5, p. 20) states that the proposed reservoir
will not degrade the slope stability of the site, provided the foundation recommendations of the
Report are followed. The recommended Conditions of Approval will require the applicant to
follow the recommendations of the Geotechnical Engineering Report. Section 17.86.070(A)(1) is
satisfied.

2. The proposed land form alteration or development will not result in erosion, stream
sedimentation, ground instability, or other adverse on-site and off-site effects or hazards
to life or property;

Finding: The applicant is proposing standard erosion control procedures for construction (see

Exhibit 4H). Additionally, the applicant is proposing to reduce some of the steep slopes of the
site (see Exhibit 4K), which would also reduce the risk of erosion and stream sedimentation. The
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Geotechnical Engineering Report (Exhibit 5, p. 20) states that the proposed reservoir will not
degrade the slope stability of the site, provided the foundation recommendations of the Report
are followed. The recommended Conditions of Approval will require the applicant to follow the
recommendations of the Geotechnical Engineering Report. Section 17.86.070(A)(2) is satisfied.

3. Land form alterations or developments address stormwater runoff, maintenance of
natural drainageways, and reduction of flow intensity by the use of retention areas;

Finding: The applicant submitted a Stormwater Design Report (Exhibit 6), which addresses
stormwater runoff and existing drainageways. The applicant is proposing to utilize detention
basins but not retention basins (see Exhibit 6, pp. 4-7). Section 17.86.070(A)(3) is satisfied.

4. The structures are appropriately sited and designed to ensure structural stability and
proper drainage of foundation and crawl space areas for development with any of the
following soil conditions: wet/high water table; high shrink-swell capability;
compressible/organic; and shallow depth-to-bedrock;

Finding: The new water reservoir is proposed to be supported by either deep foundation or
ground improvement foundation (see Exhibit 5, p. 20), which supports structural stability. The
applicant is proposing to use an underdrain system and a vertical drain system surrounding the
perimeter of the tank for drainage (see Exhibit 5, pp. 17-20). Although soil units have a wide
range of compressibility (see Exhibit 5, pp. 7-8), the requirement for a crawl space is not
applicable to a water reservoir since its does not have electrical wiring, HVAC, or other systems
that need to be accessed via a crawl space. Section 17.86.070(A)(4) is satisfied.

5. Where natural vegetation has been removed due to land form alteration or
development, the areas not covered by structures or impervious surfaces will be replanted
to prevent erosion in accordance with Chapter 17.100;

Finding: The applicant is proposing to plant grass seed in the areas that are currently sloped at
20% or greater, impacted by land form alterations, or impacted by construction (see Exhibit 4P).
Section 17.86.070(A)(5) is satisfied.

6. The water flow capacity of the drainageway is not decreased or the drainageway will
be replaced by a public facility of adequate size to accommodate maximum flow;

Finding: The water flow capacity of the drainageway would not be decreased as a result of this
development (see Exhibit 3, p. 12). Section 17.86.070(A)(6) is satisfied.

7. The necessary U.S. Army Corps of Engineers and state of Oregon Land Board, Division
of State Lands and Department of Environmental Quality approvals shall be obtained;

Finding: The proposed development will require a 1200 Series Construction Stormwater Permit
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from the Oregon Department of Environmental Quality. The recommended Conditions of
Approval will require the applicant to obtain this permit before development occurs. Section
17.86.070(A)(7) is satisfied.

8. No development, building, construction or grading permit may be issued on lands in the
slope hazard area until the public works director approves:
a. An engineering geotechnical study and supporting data demonstrating that the
site is stable for the proposed use and development,
b. The study shall include at a minimum geologic conditions, soil types and nature,
soil strength, water table, history of area, slopes, slope stability, erosion, affects of
proposed construction, and recommendations. This study shall be completed by a
registered geotechnical engineer in the state of Oregon. The plans and
specifications shall be based on the study recommendations shall be prepared and
signed by a professional civil engineer registered in the state of Oregon,
c. A stabilization program for an identified hazardous condition based on
established and proven engineering techniques that ensure protection of public
and private property,

Finding: The applicant submitted a Geotechnical Engineering Report (Exhibit 5) that includes
findings and analysis on site stability (see p. 20), geologic conditions (see pp. 3-11), history (see
pp. 3-4), slopes (see pp. 10-11, 20), erosion (see pp. 20-21), and recommendations (see pp. 12-
26). The City of Scappoose Public Works Director provided a referral comment (Exhibit 8) stating
that they have reviewed the application, including the Geotechnical Engineering Report, and
have no objection to its approval as submitted. Section 17.86.070(A)(8)(a-c) is satisfied.

d. A plan showing that the strategically important vegetative cover shall be
maintained or established for stability and erosion control purposes,

Finding: The applicant’s Landscaping Plan (Exhibit 4P) proposes to plant grass seed in the areas
that are currently sloped at 20% or greater, impacted by land form alterations, or impacted by
construction. The Construction Grading and TESC (Temporary Erosion & Sediment Control) Plan
(Exhibit 4H) also shows standard erosion control procedures during construction. The City of
Scappoose Public Works Director provided a referral comment (Exhibit 8) stating that they have
reviewed the application, including the Landscaping Plan and the Construction Grading and TESC
Plan, and have no objection to its approval as submitted. Section 17.86.070(A)(8)(d) is satisfied.

e. A plan showing the proposed stormwater system. Said system will not divert
stormwater into slope hazard areas.

Finding: The applicant submitted a Proposed Drainage Plan (Exhibit 40) and a Stormwater Design
Report (Exhibit 6). The Plan and Report show that stormwater will not be diverted into slope
hazard areas. The City of Scappoose Public Works Director provided a referral comment (Exhibit
8) stating that they have reviewed the application, including the Proposed Drainage Plan and the
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Stormwater Design Report, and have no objection to its approval as submitted. Section
17.86.070(A)(8)(e) is satisfied.

B. Where landform alterations and/or development are allowed within and adjacent to the one
hundred-year floodplain, the requirements of Chapter 17.84 shall be met.

C. Where landform alterations and/or development are allowed within and adjacent to wetlands,
the requirements of Chapter 17.85 shall be met.

Finding: There are no wetlands on the subject site, nor is it within the 100-year floodplain.
Therefore, the provisions of Chapters 17.84 and 17.85 are not applicable to this proposal. Section
17.86.070(B-C) is not applicable.

Chapter 17.100
LANDSCAPING, SCREENING AND FENCING

17.100.090 Buffering and screening requirements.

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

Finding: The subject site directly abuts residential uses to its north and to a portion of its east
(south of the vacant lot that also abuts the subject site). Buffering and screening will be required
in these areas. The subject site would be abutting residential uses to its west and south if not for
the SW Keys Road right-of-way. Buffering, but not screening, will be required in these areas.
Section 17.100.090(A) is satisfied.

B. A buffer consists of an area within a required interior setback adjacent to a property line, having
a width of ten feet, except where the planning commission requires additional width, and a length
equal to the length of the property line of the abutting use or uses.

C. Occupancy of a buffer area shall be limited to utilities, screening, and landscaping. No buildings,
access ways or parking areas shall be allowed in a buffer area.

Finding: The applicant is proposing to create 10-foot-wide buffer areas along the northern,
western, southern, and a portion of the eastern (where the subject site abuts an active residential
use) property lines (see Exhibit 3, p. 17). The buffer area will not be occupied by any site elements
other than utilities, screening, landscaping, and a portion of an existing sidewalk (see Exhibit 4P).
Section 17.100.090(B-C) is satisfied.

D. The minimum improvements within a buffer area shall include:
1. One row of trees, or groupings of trees equivalent to one row of trees. At the time of
planting, these trees shall not be less than ten feet high for deciduous trees and five feet
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high for evergreen trees measured from the ground to the top of the tree after planting.
Spacing for trees shall be as follows:
a. Small or narrow stature trees, under twenty-five feet tall or less than sixteen
feet wide at maturity shall be spaced no further than fifteen feet apart;
b. Medium sized trees between twenty-five feet to forty feet tall and with sixteen
feet to thirty-five feet wide branching at maturity shall be spaced no greater than
twenty-five feet apart;
c. Large trees, over forty feet tall and with more than thirty-five feet wide
branching at maturity, shall be spaced no greater than thirty feet apart.2. In
addition, at least one five-gallon shrub shall be planted for each one hundred
square feet of required buffer area.
2. In addition, at least one five-gallon shrub shall be planted for each one hundred square
feet of required buffer area.
3. The remaining area shall be planted in groundcover or spread with bark mulch.

Finding: The applicant is proposing to use existing deciduous and coniferous trees as well as
newly planted Golden Desert Ash trees along the northern and western property lines (see
Exhibit 4P). Golden Desert Ash trees are classified as medium sized trees and therefore, should
not be spaced more than 25 feet apart. The applicant is proposing for the newly planted Golden
Desert Ash trees to be either 15 or 18 feet apart where no conflicts with underground utility lines,
existing landscaping, or VCAs exist. The applicant is proposing to use existing deciduous,
coniferous, and arborvitae trees along the southern property line and where buffering is required
along the eastern property line (see Exhibit 4P). A small portion of the southwestern curve of the
subject site lacks existing or proposed plantings because planting a tree in this area would
interfere with existing sewer lines (see Exhibit 4N) and so it will not be required. Section

17.100.090(D) is satisfied.

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

Finding: There is an existing wooden fence along the northern property line of varying heights
due to the step formation of the fence (see Exhibits 3, p. 19 & 4P). All heights are above the
required 5 feet. There is an existing continuous row of arborvitae trees between the subject site
and the existing residential use to the east. The arborvitae trees are planted in a continuous row
that forms a satisfactory screening effect, as can be seen in Exhibit 3A, Photo 3. Section

17.100.090(E) is satisfied.

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

Finding: The requirements of Chapter 12.10 took precedence over the requirements of Section
17.100.090. Section 17.100.090(F) is satisfied.

G. When the use to be screened is downhill from the adjoining zone or use, the prescribed heights
of required fences, walls or landscape screening shall be measured from the actual grade of the
adjoining property.

Finding: The overall subject site has a west-to-east downhill slope (see Exhibit 4K). Because of
this, the adjoining uses to the north of the subject site are approximately the same elevation as
the subject site. Regarding the eastern screening, the utility use to be screened is not downhill
from the adjoining residential use. Section 17.100.090(G) is not applicable.

Section 17.100.100 Screening—Special provisions.

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

Finding: No new parking spaces are required by the SDC. Section 17.100.100(A) is not applicable.

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

Finding: No off-street loading or outside storage will take place in the proposed development.
Section 17.100.100(B) is not applicable.

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

Finding: The applicant is not proposing to establish a refuse container, disposal area, or service
facility (see Exhibit 4U). Section 17.100.100(C) is not applicable.

17.100.110 Fences or walls.

A. Fences, walls or combinations of earthen berms and fences or walls up to four feet in height
may be constructed in required front yards. Rear and side yard fences, or berm/fence
combinations behind the required front yard setback may be up to six feet in height without any
additional permits. Any proposed fence or fence/berm combination higher than six feet shall
require a building permit. Any fence or fence/berm combination greater than eight feet in height
shall require planning commission approval in addition to a building permit.

B. The prescribed heights of required fences, walls or landscaping shall be measured from the
lowest of the adjoining levels of finished grade.

C. Fences and walls shall be constructed of any materials commonly used in the construction of
fences and walls such as wood or brick, or otherwise acceptable by the planner. Corrugated metal
is not considered to be acceptable fencing material. Fences and walls shall be in compliance with
other city regulations.

Finding: There is an existing fence between the subject site and the residences to its north (see
Exhibit 4P). The height of the fence is between the 5-foot minimum and the 7-foot maximum.
The fence is constructed of wood (see Exhibit 3, p. 19), which is an acceptable material for a
fence. Section 17.100.110 is satisfied.

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

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

C. Methods of Re-vegetation.
1. Acceptable methods of re-vegetation include hydromulching or the planting of rye
grass, barley or other seed with equivalent germination rates, and where lawn or turf
grass is to be established, lawn grass seed or other appropriate landscape cover is to be
sown at not less than four pounds to each one thousand square feet of land area.
2. Other re-vegetation methods offering equivalent protection may be approved by the
approval authority.
3. Plant materials are to be watered at intervals sufficient to ensure survival and growth.
4. The use of native plant materials is encouraged to reduce irrigation and maintenance
demands.

Finding: The applicant is proposing to replant any areas where vegetation removal occurs with
grass seed (see Exhibits 3, p. 12 & 4P). The applicant will be required by the recommended
Conditions of Approval to revegetate the site in accordance with this section. Section 17.100.140
is satisfied.

Chapter 17.104
STREET TREES

17.104.020 Applicability.

A. The provisions of this chapter shall apply to all development as defined in Scappoose Municipal
Code Chapter 17.26, Definitions, except a building permit to add to or remodel an existing single
family residence.

B. All development shall be required to plant street trees. Street trees shall be defined as trees
located on land lying between the property lines on either side of all streets, avenues or public
rights-of-way within the city or within easements defined on a recorded plat as street tree
easements.

C. All street trees required under this chapter shall be subject to the requirements of Scappoose
Municipal Code Chapter 17.140 Public Land Tree Removal.

Finding: The applicant is proposing to construct a water reservoir (see Exhibit 2A), which falls
under the definition of development; see Section 17.26.030. Therefore, street trees are required.
If any street trees are proposed to be removed in the future, the provisions of Chapter 17.140
will be applied. Since the applicant is proposing to remove 7 trees from the site overall (not
exclusively street trees) (see Exhibit 4F) and the subject site is a public property, a Public Land
Tree Removal Permit subject to Chapter 17.140 will be required. The findings to Chapter 17.140
are included in this staff report. Section 17.104.020 is satisfied.

17.104.040 Standards for street trees.
A. Street trees shall be selected from the approved street tree list on file with the Planning
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Department.

Finding: The applicant is proposing to plant 7 Golden Desert Ash street trees (see Exhibit 4P).
Golden Desert Ash is a species on the Approved Street Tree list®. The existing street trees are a
combination of deciduous and coniferous trees (see Exhibit 4P) that are not required to be on
the Approved Street Tree list because they are existing. Section 17.104.040(A) is satisfied.

B. At the time of planting, street trees shall not be less than ten feet high for deciduous trees and
five feet high for evergreen trees.

Finding: The Landscaping Plan (Exhibit 4P) includes instructions for deciduous tree planting,
which instructs that the Golden Desert Ash street trees be a minimum height of 10 feet at the
time of planting. Section 17.104.040(B) is satisfied.

C. Spacing and minimum planting areas for street trees shall be as follows:
1. Street trees under twenty-five feet tall and less than sixteen feet wide at maturity shall
be spaced no further than fifteen feet apart in planting areas containing no less than
sixteen square feet of porous surface and not less than four feet wide;
2. Street trees under twenty-five feet tall and greater than sixteen feet wide at maturity
shall be spaced no further than twenty feet apart in planting areas containing no less than
sixteen square feet of porous surface and not less than four feet wide;
3. Street trees between twenty-five feet to forty feet tall and less than twenty-five feet
wide at maturity shall be spaced no greater than twenty-five feet apart in planting areas
containing no less than twenty-four square feet of porous surface and not less than six
feet wide;
4. Street trees between twenty-five feet to forty feet tall and greater than twenty-five feet
wide at maturity shall be spaced no greater than thirty feet apart in planting areas
containing no less than twenty-four square feet of porous surface and not less than six
feet wide;
5. Street trees greater than forty feet tall at maturity shall be spaced no greater than forty
feet apart in planting areas containing not less than thirty-six square feet of porous
surface and not less than eight feet wide.

Finding: Golden Desert Ash trees are under 25 feet tall and greater than 16 feet wide at maturity®,
meaning that they shall be spaced no further than 20 feet apart in planting areas containing no
less than 16 square feet of porous surface and not less than 4 feet wide. Golden Desert Ash street
trees are proposed to be planted at 18-foot spacing intervals where there are no conflicts with
existing trees, underground utilities, or VCAs (see Exhibit 4P). The deciduous tree planting
instructions provide that the porous area will be 6 feet wide and ~28 square feet in area (see
Exhibit 4P). Section 17.104.040(C) is satisfied.

4 City of Scappoose Approved Street Trees, 2023, page 3.
5 City of Scappoose Approved Street Trees, 2023, page 3.
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D. Street trees located under or within ten feet of overhead utility lines shall be less than twenty-
five feet tall at maturity.

Finding: There is an overhead utility line across SW Keys Road from the proposed street trees
(see Exhibit 4D), which is more than 10 feet away. Section 17.104.040(D) is not applicable.

E. Street trees shall be planted in accordance with the requirements of Scappoose Municipal Code
Section 13.28.020(C).

Finding: The recommended Conditions of Approval will require the applicant to plant all new
trees on the site in accordance with Section 13.28.020(C) since the entire property is classified as
public lands. Section 17.104.040(E) is satisfied.

17.104.060 Maintenance of street trees.

A. The adjacent owner, tenant, and their agent, if any, shall be jointly and severally responsible
for the maintenance of all street trees which shall be maintained in good condition so as to
present a healthy, neat and orderly appearance and tree wells shall be kept free from refuse and
debris.

B. All street trees shall be controlled by pruning to National Arborist Association Pruning
Standards for Shade Trees included as Appendix B of the Scappoose Comprehensive Urban
Forestry Plan.

C. Every owner of any tree overhanging any street or right-of-way within the city shall prune the
branches so that such branches shall not severely obstruct the light from any street lamp or
obstruct the view of any street intersection and so that there shall be a clear space of thirteen
feet above street surface or eight feet above the sidewalk surface. Such owners shall remove all
dead, diseased or dangerous trees, or broken or decayed limbs which constitute a menace to the
safety of the public. The city shall have the right to prune any tree or shrub on private property
when it interferes with the proper spread of light along the street from a street light, or interferes
with visibility of any traffic-control device or sign or sight triangle at intersections as defined in
Scappoose Municipal Code 12.10, Visual Clearance Areas. Tree limbs that grow near high voltage
electrical conductors shall be maintained clear of such conductors by the electric utility company
in compliance with any applicable franchise agreements.

D. The city shall have the right to plant, prune, and otherwise maintain trees, plants and shrubs
within the lines of all streets, alleys, avenues, lanes, as may be necessary to insure public safety
or to preserve or enhance the symmetry and beauty of such public grounds.

E. It is unlawful as a normal practice for any person, firm or city department to top any street tree.
Topping is defined as the severe cutting back of limbs within the tree's crown to such a degree so
as to remove the normal canopy and disfigure the tree. Trees severely damaged by storms or
other causes, or certain trees under utility wires or other obstructions where other pruning
practices are impractical may be exempted from this chapter at the determination of the city
manager after consultation with a registered arborist or certified forester.
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17.104.070 Excavation approval required.
Written approval of the city manager is required prior to any excavation within the dripline of a
street tree.

17.104.080 Penalties for damage or removal of street trees.

Any activity that results in injury, mutilation or death of a street tree is prohibited. If such injury,
mutilation or death of a street tree shall occur, the cost of the repair or replacement shall be borne
by the party performing the activity. The replacement value of street trees shall be determined in
accordance with the latest revision of the Council of Tree and Landscape Appraisers evaluation
method.

Finding: The applicant has stated in their Narrative (Exhibit 3, p. 22) that they acknowledge and
accept the responsibilities and regulations above. Sections 17.104.060, 17.104.070, and
17.104.080 are satisfied.

Chapter 17.120
SITE DEVELOPMENT REVIEW

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

[..]

17.120.030 Administration and approval process.

A. The applicant for a site development review proposal shall be the recorded owner of the
property or an agent authorized in writing by the owner.

B. Applications for site development review shall be processed according to Chapter 17.164.

C. The planning commission shall approve, approve with conditions or deny any application for
site development review. The planning commission shall apply the standards set forth in Section
17.120.180 when reviewing an application for site development review.

Finding: The applicant is requesting approval that would allow for the demolition of two existing
water reservoirs, construction of a new 3-million-gallon water reservoir, and improvements to
various site amenities (see Exhibit 2A). This request requires approval of Site Development
Review, where Planning Commission is the approval authority. This application will be processed
in consolidation with an application for a Sensitive Lands Development Permit (see Exhibit 2B).
Pursuant to Section 17.01.050(B), public noticing for the consolidated application was provided
in accordance with Chapter 17.162 since these noticing requirements are a higher standard than
Chapter 17.164. Public comments related to SDR will be processed in accordance with Chapter
17.164 and public comments related to SLDP will be processed in accordance with Chapter
17.162. Both applications would need to be approved for the applicant to be permitted to
construct the proposed water reservoir. Sections 17.120.020 and 17.120.030 are satisfied.
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17.120.040 Expiration of approval.
A. Site development review approval by the planning commission shall be effective for a period
one year from the date of approval.
B. The site development review approval by the planning commission shall lapse if:
1. Substantial construction of the approved plan has not been completed within a one-
year period; or
2. Construction on the site is a departure from the approved plan.
C. The planner may, upon written request by the applicant, grant an extension of the approval
period not to exceed one year; provided, that:
1. No changes are made on the original site development review plan as approved by the
planning commission;
2. The applicant can show intent of initiating construction on the site within the one year
extension period; and
3. There have been no changes to the applicable comprehensive plan policies and
ordinance provisions on which the approval was based.
D. Notice of the decision shall be provided to the applicant.

Finding: If approved by the Planning Commission on May 9, 2024, the approval shall be effective
until May 9, 2025. Approval will be revoked if substantial development to the site has not
occurred or if the development deviates from the plans approved by the Planning Commission.
Extension of approval may be granted by the planner if the provided criteria are met. Following
a decision by the Planning Commission, notice will be sent to the applicant and others entitled to
notice. Section 17.120.040 is satisfied.

17.120.180 Approval standards.

The planning commission shall make a finding with respect to each of the following criteria when
approving, approving with conditions, or denying an application:

A. Provisions of all applicable chapters;

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

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

Finding: The new water reservoir is proposed to be located in roughly the same location as the
existing water reservoirs to be demolished (see Exhibit 4U). Due to the steep slopes of the site,
the applicant is proposing some fill to reduce the slopes (see Exhibit 4K). The water flow capacity
of the natural drainageway would not be decreased as a result of this development (see Exhibit
3, p- 12). The Geotechnical Engineering Report (Exhibit 5, p. 10) identified the risk of liquefaction
as low. The new water reservoir is proposed to be located 36.9 feet from the nearest property
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and over 100 feet from the nearest major building (see Exhibit 4U). Section 17.120.180(B) is
satisfied.

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

Finding: The applicant is proposing to remove 7 street trees having a caliper of 6 inches or greater
(see Exhibit 4F) and to plant 16 new trees (see Exhibit 4P). Section 17.120.180(C) is satisfied.

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

Finding: The proposed water reservoir is expected to generate minimal visual or audible impacts.
For the impacts it may generate, the applicant is proposing to provide buffering and screening
between the reservoir and the adjoining residential use to the standards of 17.100.090. Section

17.120.180(D) is satisfied.

E. Private outdoor area: residential use:
1. Structures which include residential dwelling units shall provide private outdoor areas
which is screened from view by adjoining units,
2. Private open space such as a patio or balcony shall be provided and shall be designed
for the exclusive use of individual units and shall be at least forty-eight square feet in size
with a minimum width dimension of four feet, and
a. Balconies used for entrances or exits shall not be considered as open space
except where such exits or entrances are for the sole use of the unit, and
b. Required open space may include roofed or enclosed structures such as a
recreation center or covered picnic area,
3. Wherever possible, private outdoor open spaces should be oriented toward the sun;
F. Shared outdoor recreation areas: residential use:
1. In addition to the requirements of subsections D and E of this section, usable outdoor
recreation space shall be provided in multifamily, mixed-use, and live/work residential
developments for the shared or common use of all the residents in the following amounts:
a. Studio up to and including two-bedroom units, two hundred square feet per unit,
and
b. Three or more bedroom units, three hundred square feet per unit,
2. The required recreation space may be provided as follows:
a. It may be all outdoor space, or
b. It may be part outdoor space and part indoor space; for example, an outdoor
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tennis court, and indoor recreation room,
c. It may be all public or common space,
d. It may be part common space and part private; for example, it could be an
outdoor tennis court, indoor recreation room and balconies on each unit, and
e. Where balconies are added to units, the balconies shall not be less than forty-
eight square feet.
1. Shared outdoor recreation space shall be readily observable for reasons of crime
prevention and safety;

Finding: The proposed development is not for a residential use (see Exhibit 2A). Section
17.120.180(E-F) is not applicable.

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

Finding: The subject site is not within or adjacent to the 100-year floodplain. Section

17.120.180(G) is not applicable.

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

Finding: The majority of the subject site is currently and will remain fenced from the public right-
of-way (see Exhibit 4U) to clearly indicate who has a right to be in the space during all hours of
the day. Section 17.120.180(H) is satisfied.

I. Crime prevention and safety:
1. Windows shall be located so that areas vulnerable to crime can be surveyed by the
occupants,
2. Interior laundry and service areas shall be located in a way that they can be observed
by others,
3. Mail boxes shall be located in lighted areas having vehicular or pedestrian traffic,
4. The exterior lighting levels shall be selected and the angles shall be oriented towards
areas vulnerable to crime, and
5. Light fixtures shall be provided in areas having heavy pedestrian or vehicular traffic and
in potentially dangerous areas such as parking lots, stairs, ramps and abrupt grade
changes. Fixtures shall be placed at a height so that light patterns overlap at a height of
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seven feet which is sufficient to illuminate a person;

Finding: The water reservoir structure will not have windows, occupants or interior laundry. The
proposed project will not necessitate a change to any existing mailboxes or exterior lighting;
therefore, this section is not applicable to this request. Section 17.120.180(l) is not applicable.

J. Access and circulation:
1. The number of allowed access points for a development shall be as provided in the public
works design standards.
2. All circulation patterns within a development shall be designed to accommodate
emergency vehicles.
3. Provisions shall be made for pedestrian ways and bicycle ways consistent with
17.120.180(Q);

Finding: The Public Works Design Standards (PWDS)® provides that the access points with the
street shall be the minimum necessary to provide access while not inhibiting the safe circulation
and carrying capacity of the street. The site currently has two access points (see Exhibit 4D) and
they are both proposed to remain (see Exhibit 4U). Due to the large size of the site, the two
access points are over 700 lineal feet apart and do not present a safety concern. The Scappoose
Rural Fire Protection District provided a referral comment for this proposal (Exhibit 10), which
included requirements related to fire apparatus roads and emergency access. These
requirements are included in the recommended Conditions of Approval. The requirements of
Section 17.120.180(Q) are not applicable to this proposal; see findings to Section 17.120.180(Q)
for more information. Section 17.120.180(J) is satisfied.

K. Public transit:
1. Provisions within the plan shall be included for providing for transit if the development
proposal is adjacent to existing or proposed transit route.
2. The requirements for transit facilities shall be based on:
a. The location of other transit facilities in the area,
b. The size and type of the proposal.
3. The following facilities may be required:
a. Bus stop shelters,
b. Turnouts for buses, and
c. Connecting paths to the shelters;

Finding: There is not an existing transit stop for the CC (Columbia County) Rider near the subject
site, so no transit provisions will be required. Section 17.120.180(K) is not applicable.

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

6 City of Scappoose Public Works Design Standards, 2002, Section 5, page 11.
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Finding: The subject site does not have a parking or loading area subject to Sections 17.106.050
and 17.106.080, Chapter 12.10, or the PWDS. Section 17.120.180(L) is not applicable.

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

Finding: The proposed Landscaping Plan (Exhibit 4P) satisfies the requirements of Chapter
17.100, as discussed in the findings to that chapter. Section 17.120.180(M) is not applicable.

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

Finding: The applicant has submitted a Proposed Drainage Plan (Exhibit 40) and a Stormwater
Design Report (Exhibit 6) as part of their application. The City of Scappoose Public Works Director
provided a referral comment (Exhibit 8) stating that they have reviewed the application,
including the Proposed Drainage Plan and Stormwater Design Report, and have no objection to
its approval as submitted. Section 17.120.180(N) is satisfied.

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

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

P. All of the provisions and regulations of the underlying zone shall apply.

Finding: The subject site is in the Public Lands-Utility zone, which is subject to Chapter 17.78. The
proposed application satisfies the requirements of Chapter 17.78, as discussed in the findings to
that chapter. Section 17.120.180(P) is satisfied.

Q. Pedestrian Access and Circulation Standards. Developments shall conform to all of the
following standards for pedestrian access and circulation:
1. Continuous Walkway System. A pedestrian walkway system shall extend throughout
the development site and connect to adjacent sidewalks, if any, and to all future phases
of the development, as applicable.
2. Safe, Direct, and Convenient. Walkways within developments shall provide safe,
reasonably direct, and convenient connections between primary building entrances and
all adjacent parking areas, transit stops, recreational areas/playgrounds, and public
rights-of-way based on all of the following criteria:
a. The walkway is reasonably direct. A walkway is reasonably direct when it follows
a route that does not deviate unnecessarily from a straight line or it does not
involve a significant amount of out-of-direction travel;
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b. The walkway is designed primarily for pedestrian safety and convenience,
meaning it is reasonably free from hazards and provides a reasonably smooth and
consistent surface and direct route of travel between destinations. The city
planning commission may require landscape buffering between walkways and
adjacent parking lots or driveways to mitigate safety concerns.
c. The walkway network connects to all primary building entrances and, where
required, Americans With Disabilities Act requirements.
3. Vehicle/Walkway Separation. Except as required for crosswalks, pursuant to Subsection
4, below, where a walkway abuts a driveway or street it shall be raised 6 inches and curbed
along the edge of the driveway/street. Alternatively, the city planning commission may
approve a walkway abutting a driveway at the same grade as the driveway if the walkway
is physically separated from all vehicle-maneuvering areas. An example of such separation
is a row of bollards (designed for use in parking areas) with adequate minimum spacing
between them to prevent vehicles from entering the walkway.
4. Crosswalks. Where a walkway crosses a parking area or driveway (“crosswalk”), it shall
be clearly marked with contrasting paving materials (e.g., pavers, light-color concrete
inlay between asphalt, or similar contrast). The crosswalk may be part of a speed table to
improve driver-visibility of pedestrians. Painted or thermo-plastic striping and similar
types of non-permanent applications are discouraged, but may be approved for lesser
used crosswalks not exceeding 20 feet in length.
5. Walkway Width and Surface. Walkways, including access ways required for subdivisions
pursuant with Chapter 17.150, shall be constructed of concrete, asphalt, brick/masonry
pavers, or other durable surface, as approved by the city engineer, and not less than 5 feet
wide. Multi-use paths (i.e., designed for shared use by bicyclists and pedestrians) shall be
concrete or asphalt and shall conform to the public works design standards.
6. Walkway Construction. Walkway surfaces may be concrete, asphalt, brick/masonry
pavers, or other city-approved durable surface meeting Americans with Disabilities Act
requirements. Walkways shall be not less than 5 feet in width, except that concrete
walkways a minimum of 6 feet in width are required in commercial developments and
where access ways are required for subdivisions under Chapter 17.150 the planning
commission may also require 6 foot wide, or wider, concrete sidewalks in other
developments where pedestrian traffic warrants walkways wider than 5 feet.
7. Multi-Use Pathways. Multi-use pathways, where approved, shall be 12 feet wide and
constructed of asphalt or concrete, consistent with the applicable public works design
standards.

Finding: While the subject site is publicly owned, it is not public in the sense that it can be
accessed by members of the public. The subject site is and will continue to be fenced from public
visitation (see Exhibit 4U). Since the site will not be accessible to the public, the pedestrian access
and circulation standards will not be required. Section 17.120.180(Q) is not applicable.

Chapter 17.140
PUBLIC LAND TREE REMOVAL

Planning Commission Meeting - May 9, 2024 Page 35 of 188



Site Development Review 1-24, Sensitive Lands Development Permit 2-24 May 2, 2024
Keys Road Reservoir

17.140.020 Permit required/applicability.

A. The provisions of this chapter shall apply to all publicly owned or maintained properties and
to street trees as reqgulated by Chapter 17.104.

B. No person shall cut a tree upon these properties without first obtaining a permit from the city.
C. For the purpose of this chapter, tree removal shall not include tree topping and pruning under
power and utility lines, or pruning of trees located with visual clearance areas Chapter 12.10.

D. For the purpose of this chapter, tree removal permits shall be required for all trees having a
trunk six inches or more in diameter, measured four feet above the ground level.

Finding: The applicant is proposing to remove 7 trees from a publicly owned property (see Exhibit
4F) and so a Public Land Tree Removal Permit is required. Section 17.140.020 is satisfied.

17.140.030 Criteria for issuance of permits.
A. The planner may approve, approve with conditions, or deny an application for a tree cutting
permit based on the criteria below. A permit for tree removal may be granted if any of the
following criteria apply:
[..]
3. The proposed removal is part of an approved development project, a public
improvement project, or a street tree improvement program; or

[..]

[..]

Finding: The removal of 7 trees on publicly owned land is depicted on the applicant’s Demolition
Plan (Exhibit 4F), which is an element of the submitted application. If the development proposal
is approved, criterion 3 applies and the trees may be removed. Section 17.140.030 is satisfied.

17.140.031 General provisions.

A. The applicant shall be responsible for all costs associated with the tree removal and shall ensure
that all work is done in a manner which maintains safety to individuals and public and private
property.

B. The applicant shall replace each removed tree on a one-for-one basis within one year of
approval. Replacement trees for all permits other than timber harvesting and clearing shall
comply with the standards of Section 13.28.020 (Public Tree Standards). If site conditions do not
allow replacement near the location of the trees removed, the approval authority may authorize
replanting at other locations.

C. For all permits other than timber harvesting and clearing, the applicant shall remove or grind
stumps and surface roots at least six inches below grade.

D. Following removal of the tree(s), the applicant shall perform erosion control, slope stability
measures, and seeding to restore the surface.

Finding: The applicant will be responsible for all costs and safety protections involved with
removing the trees. The applicant is proposing to remove 7 trees and plant 16 new trees (see
Exhibit 4P), exceeding the one-for-one requirement. The applicant will be required by the
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recommended Conditions of Approval to remove or grind the stumps and surface roots of
removed trees 6 inches below grade. Section 17.140.031 is satisfied.

Chapter 17.154
STREET AND UTILITY IMPROVEMENT STANDARDS

17.154.030 Streets.
A. No development shall occur unless the development has frontage or approved access to a
public street:
1. Streets within a development and streets adjacent to a development shall be improved
in accordance with this title and the public works design standards and specifications.
2. Any new street or additional street width planned as a portion of an approved street
plan shall be dedicated and improved in accordance with this title and the public works
design standards and specifications.
3. Subject to approval of the city engineer and the planner, the planner may accept and
record a non-remonstrance agreement in lieu of street improvements if two or more of
the following conditions exist:
a. A partial improvement is not feasible due to the inability to achieve a cohesive
design for the overall street;
b. A partial improvement may create a potential safety hazard to motorists or
pedestrians;
c. Due to the nature of existing development on adjacent properties it is unlikely
that street improvements would be extended in the foreseeable future and the
improvement associated with the project under review does not, by itself, provide
a significant improvement to street safety or capacity;
d. The improvement would be in conflict with an adopted capital improvement
plan;
e. Additional planning work is required to define the appropriate design standards
for the street and the application is for a project which would contribute only a
minor portion of the anticipated future traffic on the street.

[..]

Finding: The property has frontage on SW Keys Road (see Exhibit 4D). SW Keys Road is classified
by the TSP’ as a Neighborhood Route, which requires 60 feet of right-of-way width comprised of
36 feet of travel way, two 5.5-foot planter strips, two 6-foot sidewalks, and two 6-inch utility
areas. SW Keys Road currently has right-of-way width between 48-54 feet and a paved width of
20-32 feet (depending on the section of SW Keys Road). Additionally, the subject site has a 5-foot
sidewalk along the entire frontage, except for most of the southwestern property line curve
where the sidewalk turns slightly inward away from the curbline and continues the pedestrian
pathway but inside the parcel (see Exhibit 4D). In lieu of performing street improvements and
providing a dedication meeting the full standards of a Neighborhood Route, the section above a

7 City of Scappoose, Transportation System Plan, 2016, Figures 12 & 13b.
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llows developers to submit and record a non-remonstrance agreement if certain provisions are
met. Since the City of Scappoose is the named applicant and property owner and the City cannot
enter a non-remonstrance agreement with itself, a non-remonstrance agreement will not be
required. The non-remonstrance criteria in Section 17.154.030(A)(3) will be used to evaluate
whether or not the applicant may be waived from performing street improvements and providing
a wholescale dedication. The proposed development and surrounding area conform to
conditions a and c based on the findings below:
a. The portion of SW Keys Road that fronts the subject site already has a cohesive street
design due to the street improvements required by the Conditions of Approval for the
most recent land use decision (local file # ZC 5-02/SDR 9-02) (see Exhibit 7, Condition 4).
The frontage also includes 5-foot sidewalks that tie into existing sidewalks abutting the
site and has two existing driveways (see Exhibit 4D). The applicant completing additional
improvements to their SW Keys Road frontage would jeopardize the cohesiveness of the
street overall.
c. The properties on both sides of SW Keys Road are entirely built out and are unlikely to
redevelop in the near future. Widening and improving SW Keys Road centerline
east/north (depending on the section of SW Keys Road) would not, by itself, provide a
significant safety improvement. The 36-foot paved width requirement is intended to
accommodate on-street parking; however, this is not needed for this site due to the
limited public access and the sufficient off-street parking the site provides (see Exhibit
4au).
Two of the conditions, a and ¢, have been met and so the requirement to perform street
improvements and provide a dedication meeting the full standards of a Neighborhood Route are
waived. A right-of-way dedication will be required in the southeastern corner of the subject site
to the extent that the sidewalk is entirely within the right-of-way. The applicant is proposing to
provide a dedication in this area to remove the sidewalk from the property and to instead have
the sidewalk contained within the right-of-way (see Exhibit 4N). Section 17.154.030(A) is
satisfied.

S. A Transportation Impact Study (TIS) must be submitted with a land use application if the
conditions in (1) or (2) apply in order to determine whether conditions are needed to protect and
minimize impacts to transportation facilities, consistent with Section 660-012-0045(2)(b) and (e)
of the State Transportation Planning Rule.
1. Applicability - TIS letter. A TIS letter shall be required to be submitted with a land use
application to document the expected vehicle trip generation of the proposal. The
expected number of trips shall be documented in both total peak hour trips and total daily
trips. Trip generation shall be estimated for the proposed project using the latest edition
of the Institute of Engineers Trip Generation Manual or, when verified with the City prior
to use, trip generation surveys conducted at similar facilities.
2. Applicability - TIS report. A TIS report shall be required to be submitted with a land use
application if the proposal is expected to involve one or more of the following:
a. The proposed development would generate more than 10 peak hour trips or
more than 100 daily trips.
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b. The proposal is immediately adjacent to an intersection that is functioning at a
poor level of service, as determined by the city engineer.
c. A new direct approach to US 30 is proposed.
d. A proposed development or land use action that the road authority states may
contribute to operational or safety concerns on its facility(ies).
e. An amendment to the Scappoose Comprehensive Plan or Zoning Map is
proposed.
3. Consistent with the city's Traffic Impact Study (TIS) Guidelines, the city engineer will
determine the project study area, intersections for analysis, scenarios to be evaluated and
any other pertinent information concerning the study and what must be addressed in
either a TIS letter or a TIS report.
4. Approval Criteria. When a TIS Letter or Report is required, a proposal is subject to the
following criteria:
a. The TIS addresses the applicable elements identified by the city engineer,
consistent with the Traffic Impact Study Guidelines;
b. The TIS demonstrates that adequate transportation facilities exist to serve the
proposed development or, in the case of a TIS report, identifies mitigation
measures that resolve identified traffic safety problems in a manner that is
satisfactory to the city engineer and, when state highway facilities are affected, to
ODOT;
c. For daffected non-highway facilities, the TIS report establishes that mobility
standards adopted by the city have been met; and
d. Proposed public improvements are designed and will be constructed consistent
with Public Works Design Standards and access standards in the Transportation
System Plan
5. Conditions of Approval.
a. The city may deny, approve, or approve a proposal with conditions necessary to
meet operational and safety standards; provide the necessary right-of-way for
improvements; and to require construction of improvements to ensure consistency
with the future planned transportation system.
b. Construction of off-site improvements may be required to mitigate impacts
resulting from development that relate to capacity deficiencies and public safety;
and/or to upgrade or construct public facilities to city standards.
c. Improvements required as a condition of development approval, when not
voluntarily provided by the applicant, shall be roughly proportional to the impact
of the development on transportation facilities. Findings in the development
approval shall indicate how the required improvements directly relate to and are
roughly proportional to the impact of development.

Finding: A TIS (Transportation Impact Study) is generally required for a development of this type
and scale. However, given that trips to and from the site are nearly exclusively City employees or
City contractors and the number of daily and peak hour trips is unlikely to be altered as a result
of this development, no TIS will be required. Section 17.154.030(S) is not applicable.
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17.154.050 Easements.

A. Easements for sewers, drainage, water mains electric lines or other public utilities shall be
either dedicated or provided for in the deed restrictions, and where a subdivision is traversed by
a watercourse, drainageway, channel or stream, there shall be provided a stormwater easement
ordrainage right-of-way conforming substantially with lines of such watercourse and such further
width as will be adequate for conveyance and maintenance.

B. A property owner proposing a development shall make arrangements with the city, the
applicable district and each utility franchise for the provision and dedication of utility easements
necessary to provide full services to the development.

Finding: The subject site is owned by the City of Scappoose (see Exhibit 2A, p. 2) and so no
easements are required to maintain utilities. Section 17.154.050 is not applicable.

17.154.080 Public use areas.

A. Where a proposed park, playground or other public use shown in a development plan adopted
by the city is located in whole or in part in a subdivision, the commission may require the
dedication or reservation of such area within the subdivision.

B. Where considered desirable by the commission in accordance with adopted comprehensive
plan policies, and where a development plan of the city does not indicate proposed public use
areas, the commission may require the dedication or reservation of areas within the subdivision
or sites of a character, extent and location suitable for the development of parks and other public
use.

C. If the declarant is required to reserve land area for a park, playground or other public use, such
land shall be acquired by the appropriate public agency within eighteen months following plat
approval, at a price agreed upon prior to approval of the plat, or such reservation shall be released
to the declarant.

Finding: The above code language is specific to dedication of land for public use or parks within
a subdivision, which is not relevant to this application. Section 17.154.080 is not applicable.

17.154.090 Sanitary Sewers.

A. Sanitary sewers shall be installed to serve each new development and to connect developments
to existing mains in accordance with the provisions set forth by the city’s public works design
standards and the adopted policies of the comprehensive plan.

B. The public works director shall approve all sanitary sewer plans and proposed systems prior to
issuance of development permits involving sewer service.

C. Proposed sewer systems shall include consideration of additional development within the area
as projected by the comprehensive plan and the wastewater treatment facility plan and potential
flow upstream in the sewer sub-basin.

D. Applications shall be denied by the approval authority where a deficiency exists in the existing
sewer system or portion thereof which cannot be rectified within the development and which if
not rectified will result in a threat to public health or safety, surcharging of existing mains, or
violations of state or federal standards pertaining to operation of the sewage treatment system.
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Finding: There is currently an 8-inch concrete sewer main in SW Keys Road along the entire
frontage with a connected 8-inch sewer main that runs from the south of the subject site to the
approximate center of the site, providing connection to the water treatment plant operations
building and the backwash station (see Exhibit 4D). The applicant is proposing to replace and
relocate a section of the on-site main so that it is not directly under the larger new water reservoir
(see Exhibit 4G). The recommended Conditions of Approval will require the applicant to video
inspect the on-site sewer main from its connection point with the SW Keys Road sewer main and
submit it to the City for inspection and approval. If the main is insufficient as determined by the
Public Works Director or City Engineer, the applicant will be required to replace it prior to
construction of the water reservoir. The City of Scappoose Public Works Director provided a
referral comment (Exhibit 8) stating that they have reviewed the application, including the Utility
Relocation Plan, and have no objection to its approval as submitted. Section 17.154.090 is
satisfied.

17.154.100 Storm Drainage.
A. The planner and public works director shall issue permits only where adequate provisions for
stormwater and floodwater runoff have been made, and:
1. The stormwater drainage system shall be separate and independent of any sanitary
sewage system.
2. Where possible, inlets shall be provided so surface water is not carried across any
intersection or allowed to flood any street.
3. Surface water drainage patterns shall be shown on every development proposal plan.
4. All stormwater analysis and calculations shall be submitted with proposed plans for
public works directors review and approval.
5. All stormwater construction materials shall be subject to approval of the public works
director.
B. Where a subdivision is traversed by a watercourse, drainageway, channel or stream, there shall
be provided a stormwater easement or drainage right-of-way conforming substantially with the
lines of such watercourse and such further width as will be adequate for conveyance and
maintenance.
C. A culvert or other drainage facility shall, and in each case be, large enough to accommodate
potential runoff from its entire upstream drainage area, whether inside or outside the
development. The public works director shall determine the necessary size of the facility.
D. Where it is anticipated by the public works director that the additional runoff resulting from
the development will overload an existing drainage facility, the planner and engineer shall
withhold approval of the development until provisions have been made for improvement of the
potential condition or until provisions have been made for storage of additional runoff caused by
the development.

Finding: There is currently a stormwater main of various diameters between 10-15 inches in SW
Keys Road along the entire frontage with a connected 12-inch stormwater main that runs from
the south of the subject site towards the existing 2-million-gallon water reservoir to remain (see
Exhibit 4D). The applicant is proposing to replace a stormwater pipe primarily to the east of the
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new water reservoir, add a catch basin to the south of the new water reservoir, and add an area
drain to the north of the water treatment plant operations building and backwash station (see
Exhibit 40). The proposed stormwater and sewer are separate lines and systems (see Exhibit
4G). The applicant submitted a Proposed Drainage Plan (Exhibit 40), illustrating the proposed
drainage patterns. The proposed stormwater improvements will mitigate stormwater runoff for
all of the proposed net new impervious areas by adding in a detention system capable of
matching the pre-development runoff from the site. Therefore, the downstream system will not
see any increase in runoff from the proposed work. The applicant submitted a Stormwater Design
Report (Exhibit 6), which includes the required analysis and calculations. The City of Scappoose
Public Works Director provided a referral comment (Exhibit 8) stating that they have reviewed
the application, including the Proposed Drainage Plan and Stormwater Design Report, and have
no objection to its approval as submitted. Section 17.154.100 is satisfied.

17.154.105 Water System.

The planner and public works director shall issue permits only where provisions for municipal
water system extensions have been made, and:

A. Any water system extension shall be designed in compliance with the comprehensive plan
existing water system plans.

B. Extensions shall be made in such a manner as to provide for adequate flow and gridding of the
system.

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

Finding: There is currently an 8-inch oxide dispersion strengthened alloys (ODS) water main in
SW Keys Road along the entire frontage and several water mains of various sizes and materials
within the subject site (see Exhibit 4D). The applicant is proposing to replace and relocate a
section of the on-site main further to the east so that it is appropriately distanced from the larger
new water reservoir (see Exhibit 4G). The recommended Conditions of Approval will require the
applicant to conduct hydraulic testing on any on-site water mains connected to the new water
reservoir to ensure their continued use for the anticipated life of the project. The City of
Scappoose Public Works Director provided a referral comment (Exhibit 8) stating that they have
reviewed the application, including the Utility Relocation Plan, and have no objection to its
approval as submitted. Section 17.154.105 is satisfied.

17.154.107 Erosion Controls.

A. Any time the natural soils are disturbed and the potential for erosion exists, measures shall be
taken to prevent the movement of any soils off site. The public works director shall determine if
the potential for erosion exists and appropriate control measures.

B. The city shall use the city’s public works design standards as the guidelines for erosion control.

Finding: The applicant submitted a Construction Grading and TESC (Temporary Erosion &
Sediment Control) Plan (Exhibit 4H). The City of Scappoose Public Works Director provided a
referral comment (Exhibit 8) stating that they have reviewed the application, including the
Construction Grading and TESC Plan, and have no objection to its approval as submitted. Section
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17.154.107 is satisfied.

17.154.110 Bikeways.

A. Developments adjoining proposed bikeways shall include provisions for the future extension of
such bikeways through the dedication of easements or rights-of-way.

B. Where possible, bikeways should be separated from other modes of travel including
pedestrians.

C. Minimum width for bikeways is four paved feet per travel lane.

Finding: The TSP® does not indicate SW Keys Road as a proposed bicycle route. Section
17.154.110is not applicable.

17.154.120 Utilities.
A. All utility lines including, but not limited to those required for electric, communication, lighting
and cable television services and related facilities shall be placed underground, except for surface
mounted transformers, surface mounted connection boxes and meter cabinets which may be
placed above ground, temporary utility service facilities during construction, high capacity electric
lines operating at fifty thousand volts or above, and:
1. The applicant shall make all necessary arrangements with the serving utility to provide
the underground services;
2. The city reserves the right to approve location of all surface mounted facilities;
3. All underground utilities, including sanitary sewers, water lines, and storm drains
installed in streets by the applicant, shall be constructed prior to the surfacing of the
streets; and
4. Stubs for service connections shall be long enough to avoid disturbing the street
improvements when service connections are made.
B. The applicant for a subdivision shall show on the development plan or in the explanatory
information, easements for all underground utility facilities, and:
1. Plans showing the location of all underground facilities as described herein shall be
submitted to the public works director for review and approval; and
2. Above ground equipment shall not obstruct visual clearance areas for vehicular traffic.

Finding: There are existing above-ground utility lines along the SW Keys Road corridor. The
applicant would not be able or required to remove the existing above-ground utility lines since
other surrounding properties are reliant on these lines. Section 17.154.120 is satisfied.

17.154.130 Cash or bond required.

A. All improvements installed by the applicant shall be guaranteed as to workmanship and
material for a period of one year following acceptance by the city council.

B. Such guarantee shall be secured by cash deposit or bond for one hundred ten percent of the
actual cost of the value of the improvements as set by the public works director.

8 City of Scappoose, Transportation System Plan, 2016, Figure 11.
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C. The cash or bond shall comply with the terms and conditions of Section 17.150.180.

Finding: The applicant has stated in their Narrative (Exhibit 3, p. 42) that they will submit to the
City a performance bond of 110% of the value of all public improvements. The value will be
determined by the Public Works Director. This requirement is included in the recommended
Conditions of Approval. Section 17.154.130 is satisfied.

Chapter 17.162
PROCEDURES FOR DECISION MAKING—QUASI-JUDICIAL

17.162.021 Consolidation of proceedings.
A. Except as provided in subsection C of this section, whenever an applicant requests more than
one approval and more than one approval authority is required to decide the applications, the
proceedings shall be consolidated so that one approval authority shall decide all applications in
one proceeding.
B. In such cases as stated in subsection A of this section, the hearings shall be held by the approval
authority having original jurisdiction over one of the applications under Section 17.164.110, in the
following order of preference: the council, the commission, or the planner.
C. Where there is a consolidation of proceedings:
1. The notice shall identify each action to be taken;
2. The decision on a plan map amendment shall precede the decision on the proposed zone
change and other actions. Plan map amendments are not subject to the one hundred
twenty-day decision making period prescribed by state law and such amendments may
involve complex issues. Therefore, the planner shall not be required to consolidate a plan
map amendment and a zone change or other permit applications requested unless the
applicant requests the proceedings be consolidated and signs a waiver of the one hundred
twenty-day time limit prescribed by state law for zone change and permit applications;
and
3. Separate actions shall be taken on each application.
D. Consolidated Permit Procedure.
1. Use of the consolidated permit procedures described in this section shall be at the
election of the applicant.
2. When the consolidated procedure is elected, application and fee requirements shall
remain as provided by resolution approved by the council. If more than one permit is
required by this title or other ordinance to be heard by the planning commission or city
council, each such hearing shall be combined with any other permit also requiring such
hearing. The standards applicable to each permit by this or any other ordinance shall be
applied in the consolidated procedures to each application.
3. In a consolidated proceeding, the staff report and recommendation provided by the
planner shall be consolidated into a single report.
4. All rules and ordinances of the city not in conflict with this section shall apply in a
consolidated permit procedure.
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Finding: The applicant has submitted a consolidated application for SDR (Exhibit 2A) and SLDP
(Exhibit 2B). Since SDR typically requires Planning Commission approval and SLDP typically
requires staff approval, the consolidated application will require Planning Commission approval.
The public notices (mailed, newspaper, and on-site) provided express notice for the consideration
of both applications and the consolidated decision procedures. This staff report contains findings
to both Chapter 17.120 - Site Development Review and Chapter 17.86 - Sensitive Lands—Slope
Hazard. Section 17.162.021 is satisfied.

17.162.025 Noticing Requirements
A. Notice of a pending quasi-judicial public hearing shall be given by the planner in the following
manner:
1. At least twenty days prior to the scheduled hearing date, or if two or more hearings are
scheduled, ten days prior to the first hearing, notice shall be sent by mail to:
a. The applicant and all owners or contract purchasers of record of the property
which is the subject of the application;
b. All property owners of record or the most recent property tax assessment roll
within three hundred feet of the property which is the subject of the notice plus
any properties abutting proposed off-site improvements.
c. Any governmental agency or utility whose property, services or facilities may be
affected by the decision. The reviewing City Staff shall determine the extent of
notice to public agencies or utilities based on perceived interest or impact; noticed
agencies may include:
i. Columbia County Land Development Services;
ii. Columbia County Road Department;
iii. Oregon Department of Transportation (ODOT);
iv. ODOT Rail Division;
v. Portland & Western Railroad;
vi. Scappoose Rural Fire Protection District;
vii. Port of St. Helens;
viii. Oregon Department of Aviation;
ix. Scappoose School District;
x. Columbia County Soil Conservation District;
xi. Scappoose Drainage Improvement Company; or
xii. Any other affected agencies as identified by the planner;
d. Acknowledged neighborhood planning organizations, if active;
e. Any person who requests, in writing; and
f. The appellant and all parties to an appeal.
2. At least thirty-five days before the initial hearing on adoption of any proposal to amend
the comprehensive plan map or zoning map, notice shall be sent to the Department of
Land Conservation and Development;
3. Notice of a hearing on a proposed zone change for a manufactured home park shall be
given to tenants of that manufactured home park at least twenty days but no more than
forty days prior to the hearing; and
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4. The planner shall cause an affidavit of mailing of notice to be filed and made a part of
the administrative record.
B. For all quasi-judicial decisions requiring a public hearing, the applicant shall post signs provided
by the planner displaying notice of the pending hearing at least fourteen days prior to the date of
the hearing. One sign shall be required for each three hundred feet, or part thereof, of frontage
of the subject property on any street. The content, design, size and location of the signs shall be
as determined by the planner to assure that the information is legible from the public right-of-
way. As a precondition to a hearing, the applicant shall file an affidavit of such posting with the
planner no less than ten days prior to the hearing.
C. For all quasi-judicial decisions requiring a public hearing, at least ten days prior to the hearing,
notice shall be given in a newspaper of general circulation in the city. An affidavit of publication
shall be made part of the administrative record.

Finding: Using the most recent property tax assessment roll, notice of this application was mailed
to every property owner within 300 feet of the entire subject site on April 19, 2024. The applicant
has provided a signed affidavit certifying that onsite noticing has been posted as of April 23,2024,
consistent with the requirements of this section. Notice of the hearing was published in the April
26, 2024 edition of the Columbia County Spotlight. The public has until May 8, 2024 at 5:00 pm
to provide a written public comment. As of the date of this report, no members of the public
have submitted written comment. A land use action referral was sent to agency representatives
from the City of Scappoose, Columbia County Building and Public Works Departments, Scappoose
Rural Fire Protection District, and Columbia River PUD. Section 17.162.025 is satisfied.

17.162.090 Approval authority responsibilities.
A. The planner shall have the authority to approve, deny or approve with conditions the following
applications:
[..]
7. Sensitive land permits (for applications not subject to planning commission approval)
pursuant to Chapter 17.84, Chapter 17.85, Chapter 17.86, and Chapter 17.89; and

[..]

[..]

Finding: See findings to Sections 17.162.021 and 17.164.110. Since this application includes a
proposal for Site Development Review (Exhibit 2A) and Sensitive Lands Development Permit
(Exhibit 2B), Planning Commission will be the approval authority for the consolidated application.
Section 17.162.090 is satisfied.

Section 17.162.140 Decision process.
A. The decision shall be based on:
1. Proof by the applicant that the application fully complies with:
a. Applicable policies of the city comprehensive plan; and
b. The relevant approval standards found in the applicable chapter(s) of this title,
the public works design standards, and other applicable implementing ordinances.
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B. Consideration may also be given to:
1. Proof of a substantial change in circumstances or a mistake in the comprehensive plan
or zoning map as it relates to the property which is the subject of the development
application; and
2. Factual oral testimony or written statements from the parties, other persons and other
governmental agencies relevant to the existing conditions, other applicable standards and
criteria, possible negative or positive attributes of the proposal or factors in subsections
(A) or (B)(1) of this section.

[..]

Finding: The applicant has submitted a complete proposal for Site Development Review and
Sensitive Lands Development Permit. Findings related to the approval criteria have been
addressed within this staff report. The recommended Conditions of Approval are included to
ensure the satisfaction of all applicable approval criteria and the requirements of other
governmental agencies. Section 17.162.140 is satisfied.

Chapter 17.164
PROCEDURES FOR DECISION MAKING—-LIMITED LAND USE DECISIONS

17.164.025 Consolidation of proceedings.
[...]

Finding: See findings to Section 17.162.021. Section 17.164.025 is satisfied.

17.164.110 Approval authority responsibilities.
[..]
B. The planning commission shall have the authority to approve, deny or approve with conditions
the following applications:
[..]
3. Site development review pursuant to Chapter 17.120.
C. The decision shall be based on the approval criteria set forth in Section 17.164.150.

Finding: See findings to Sections 17.162.021 and 17.162.090. Since this application includes a
proposal for Site Development Review (Exhibit 2A) and Sensitive Lands Development Permit
(Exhibit 2B), Planning Commission will be the approval authority for the consolidated application.
Section 17.164.110 is satisfied.

17.164.130 Notice requirements.
[...]

Finding: See findings to Sections 17.162.021 and 17.162.025. Pursuant to Section 17.01.050(B),
the higher standard of noticing requirements of Section 17.162.025 will be used to provide notice
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of the consolidated application. Section 17.164.130 is satisfied.

17.164.150 Decision process.

[..]

Finding: See findings to Section 17.162.140. Section 17.164.150 is satisfied.

RECOMMENDATION
Based on the Findings of Fact and the materials submitted by the applicant, staff recommends
that the Planning Commission approve SDR 1-24, SLDP 2-24, subject to the following conditions:

GENERAL

This approval authorizes the demolition of two existing water reservoirs, construction of
a new 3-million-gallon water reservoir, and improvements to various site amenities as
depicted on the plans provided in Exhibits 4A-4U. Approval of this Site Development
Review and Sensitive Lands Development Permit shall be effective until May 9, 2025.

The applicant shall obtain all applicable building, plumbing, and electrical permits.

The applicant shall obtain any necessary permits for the relocation of underground
utilities.

The applicant shall obtain an access permit from Columbia County for each connection to
SW Keys Road.

The applicant shall obtain a construction permit from Columbia County for any work that
occurs within the right-of-way.

The applicant shall obtain a right-of-way permit from both Columbia County and the City
of Scappoose. Traffic control will be required.

The applicant shall obtain a 1200 Series Construction Stormwater Permit from the Oregon
Department of Environmental Quality before development occurs.

The applicant shall obtain a fill and grading permit from the City for site grading, including
the installation of any necessary erosion control measures, per the standards set forth in
the Scappoose Public Works Design Standards.

SITE PROVISIONS

The applicant shall regularly trim the arborvitae trees within the driveway visual clearance
area up to 8 feet above the level of the driveway.
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10.

11.

12.

13.

14.

15.

The applicant shall plant new trees on the site in accordance with Section 13.28.020(C).

The applicant shall follow all recommendations of the Geotechnical Engineering Report
(Exhibit 5, pp. 12-26).

The applicant shall install landscaping substantially in conformance with the Landscaping
Plan (Exhibit 4P).

The applicant shall replant any vegetation or topsoil that has been disturbed or removed
during construction with grass seed. Topsoil removed from the surface is to be stored on
or near the sites and protected from erosion while construction activities are underway.
Such storage may not be located where it would cause suffocation of root systems of
trees intended to be preserved. After completion of such activities, the topsoil is to be
restored to exposed cut and fill embankments or building pads to provide a suitable base
for seeding and planting. Acceptable methods of re-vegetation include hydro-mulching or
the planting of rye grass, barley, or other seed with equivalent germination rates and
where lawn or turf grass is to be established, lawn grass seed or other appropriate
landscape cover is to be sown at not less than four pounds to each one thousand square
feet of land area. Other re-vegetation methods offering equivalent protection may be
approved by the approval authority. Plant materials are to be watered at intervals
sufficient to ensure survival and growth. The use of native plant materials is encouraged
to reduce irrigation and maintenance demands.

The applicant shall remove or grind the stumps and surface roots of removed trees 6
inches below grade.

The applicant shall adhere to the weight limit for construction vehicles on SW Keys Road
during construction.

UTILITIES AND STREET IMPROVEMENTS

16.

17.

The applicant shall provide a dedication to Columbia County to remove the sidewalk from
the southeastern portion of the property and to instead have the sidewalk contained
within the right-of-way, as depicted in Exhibit 4N.

The applicant shall plant 7 Golden Desert Ash street trees in accordance with Sections
13.28.010(C) and 17.104.040 prior to final inspections. The final construction plans shall
provide a detail for root guard to protect sidewalks and other surroundings. All street
trees shall have a 2-inch minimum caliper and be spaced as appropriat