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NOTICE OF ADOPTED AMENDMENT m
July 7, 2008 ———

[ =S
TO: Subscribers to Notice of Adopted Plan

or Land Use Regulation Amendments
FROM. Mara Ulloa, Plan Amendment Program Specialist

SUBJECT: City of Scappoose Plan Amendment
DLCD File Number 003-07

The Department of Land Conservation and Development (DLCD) received the attached notice of
adoption. Due to the size of amended material submitted, a complete copy has not been attached.
A copy of the adopted plan amendment is available for review at the DLCD office in Salem and the
local government office.

Appeal Procedures™
DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: July 18, 2008

This amendment was submitted to DLCD for review 45 days prior to adoption. Pursuant to

ORS 197.830 (2)(b) only persons who participated in the local government proceedings leading to
adoption of the amendment are eligible to appeal this decision to the Land Use Board of Appeals
(LUBA).

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government.
If you have questions, check with the local government to determine the appeal deadline. Copies of
the notice of intent to appeal must be served upon the local government and others who received
written notice of the final decision from the local government. The notice of intent to appeal must be
served and filed in the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10).
Please call LUBA at 503-373-1265, if you have questions about appeal procedures.

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN
MAILED TO YOU ON A DIFFERENT DATE THAN IT WAS MAILED TO
DLCD. AS A RESULT YOUR APPEAL DEADLINE MAY BE EARLIER THAN
THE ABOVE DATE SPECIFIED.

Cc: Gloria Gardiner, DLCD Urban Planning Specialist
Gary Fish, DLCD Regional Representative
Bill Holmstrom, DLCD Transportation Planner
Brian Varricchione, City of Scappoose
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THIS FORM MUST BE MAILED TO DLCD LAND CovéfgmeNT

WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION AND DE
PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18

Jurisdiction: City of Scappoose Local file number: CPTA1-07/DCTA1-07
Date of Adoption: 6/23/2008 Date Mailed: 6/27/2008
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? YesDate: 8/17/2007
X Comprehensive Plan Text Amendment [ | Comprehensive Plan Map Amendment
[ ] Land Use Regulation Amendment [ 1 Zoning Map Amendment

X New Land Use Regulation [] Other:

Summarize the adopted amendment. Do not use technical terms. Do not write “See Attached”.

Amend the Comprehensive Plan to add a new “Airport” designation that could be applied to areas near the
Scappoose Industrial Airpark. Simultaneously amend the Development Code to add an “Airport Related”
zoning designation that could be applied to areas near the Scappoose Industrial Airpark. These new
designations would allow a range of airport-related uses including light industrial, commercial, and residential.

Does the Adoption differ from proposal? Yes, Please explain below:

Within the Development Code amendment, significant changes were made to the definitions, allowable uses,
development restrictions, lot and building standards, and setbacks. Less significant changes were made to the
Comprehensive Plan goals and policies for the Airport designation.

Plan Map Changed from: N/A to:

Zone Map Changed from: N/A to:

Location: near Scappoose Industrial Airpark Acres Involved: 0
Specify Density: Previous: N/A New:

Applicable statewide planning goals:

1 2 3 4 5 6 7 8 9 15
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Was an Exception Adopted? [ ] YES [X] NO
Did DLCD receive a Notice of Proposed Amendment...
45-days prior to first evidentiary hearing? XlYes []No

DL* 00307 (jea18



If no, do the statewide planning goals apply? [(1Yes []No
If no, did Emergency Circumstances require immediate adoption? [ 1Yes []No

DLCD file No.
Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Port of St. Helens, Oregon Department of Aviation, Federal Aviation Administration

Local Contact: Brian Varricchione Phone: (503) 543-7184 Extension:
Address: 33568 E. Columbia Ave. Fax Number: 503-543-5679
City: Scappoose Zip: 97056- E-mail Address:

brianvarricchione@ci.scappoose.or.u

ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within 5 working days after the final decision
per ORS 197.610, OAR Chapter 660 - Division 18.

Il Send this Form and TWO Complete Copies (documents and maps) of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2 Electronic Submittals: At least one hard copy must be sent by mail or in person, but you may also submit
an electronic copy, by either email or FTP. You may connect to this address to FTP proposals and
adoptions: webserver.lcd.state.or.us. To obtain our Username and password for F1P, call Mara Ulloa at
503-373-0050 extension 238, or by emailing mara.ulloa@state.or.us.

i Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the amendment.

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information.

S The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the date,
the Notice of Adoption is sent to DLCD.

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who
participated in the local hearing and requested notice of the final decision.

L Need More Copies? You can now access these forms online at http://www.led.state.or.us/. Please
print on 8-1/2x11 green paper only. You may also call the DLCD Office at (503) 373-0050; or Fax
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CITY OF SCAPPOOSE

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

NOTICE OF LAND USE DECISION

Date: June 27, 2008

To: Applicant and Interested Persons

From: Brian Varricchione, City Planner, (503) 543-7184

Subject: Comprehensive Plan Text Amendment CPTA1-07
Development Code Text Amendment DCTA1-07

The City of Scappoose has reviewed Comprehensive Plan Text Amendment CPTA1-07
and Development Code Text Amendment DCTA1-07 and has approved the application
with modifications. On June 23, 2008, the City Council adopted Ordinance 799
approving the application. Copies of the ordinance are available for review upon request.

The Scappoose Planning Commission held a public hearing on November 8, 2007 and
recommended that the City Council deny the application. The City Council held public
hearings on January 22, May 19, and June 23, 2008. The first reading of the ordinance
took place on May 19, 2008, with the second reading on June 23, 2008. The Council
adopted the findings referenced in Ordinance 799.

All notices required by Scappoose Municipal Code Chapter 17.160 have been met for this
application, and the application was considered in regard to applicable criteria found in
the Scappoose Comprehensive Plan and Chapters 17.22° (Amendments to the Title,
Comprehensive Plan, and Maps) and 17.160 (Procedures for Decision Making—
Legislative) of the Municipal Code.

The approval of CPTA1-07 and DCTA1-07 by the Scappoose City Couneil is final. This
decision may be appealed by filing a Notice of Intent to Appeal with the state Land Use
Board of Appeals within 21 days of the date the decision became final as described by
OAR 661-010-0010(3).

Our goal is to provide courteous, efficient service with team leadership and community involvement,
in order to enhance the livability and well being of our citizens.
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General Information

Request: Approval of two proposed legislative text changes to the Comprehensive
Plan and Development Code:

1) Comprehensive Plan Text Amendment (CPTA1-07) to add an
“Airport” designation that could be applied to areas near the
Scappoose Industrial Airpark.

2) Development Code Text Amendment (DCTA1-07) to add an “Airport
Related” zoning designation that could be applied to areas near the
Scappoose Industrial Airpark.

Applicant: Sierra Pacific Communities, LLC

Procedural Information

About this Decision. This land use decision is not a permit for development. Permits
may be required prior to any future work. Contact the City at (503) 543-7184 for
information about permits.

The application for this land use review was submitted on intake April 9, 2007, and was
determined to be incomplete on May 9, 2007. With the submittal of additional materials,
the application was determined to be complete on June 20, 2007.

Land Use applications are reviewed under the regulations in effect at the time the
application was submitted, provided that the application is complete at the time of
submittal, or complete within 180 days. This application was reviewed against the
Development Code in effect on April 9, 2007.

The file and all evidence on this case is available for your review by appointment. Please
call (503) 543-7146 to schedule an appointment. Copies of all information in the file can
be obtained for a fee equal to the cost for such services. You may also find the City of
Scappoose Municipal Code online at http.//www.ci.scappoose.or.us/ordinances.htm.

Brian Varricchione, City Planner
Mailed 6/27/08




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

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

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

THE CITY OF SCAPPOOSE ORDAINS AS FOLLOWS:

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

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

“LAND-USE GOALS AND POLICIES

1) GENERAL GOALS FOR LAND USES

2) URBAN GROWTH BOUNDARY

3) GENERAL RESIDENTIAL

4) SUBURBAN RESIDENTIAL

5) MANUFACTURED HOME RESIDENTIAL

6) COMMERCIAL

7) INDUSTRIAL

8) AIRPORT LAND USE GOALS AND POLICIES

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

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

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

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

CITY OF SCAPPOOSE, OREGON

Scott Burge, May:ﬁ

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

Attest:

uSusan Pentecost Clty Recorder

Page 2 — ORDINANCE NO. 799 42629-33775 Ord 799 Airpori comp plan designation and Airport Related
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EXHIBIT A

AIRPORT LAND USE GOALS AND POLICIES

Preface

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

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

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

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

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

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

3) Per the State Aviation System Plan, the Scappoose Industrial Airpark is a
Category 2 airport and is the second busiest airport without an air traffic control tower
in the State of Oregon. A Category 2 airport is defined as a business or high activity
general aviation airport with over 30,000 operations per year and at least 500 turbine
aircraft operations. In 2007, the Scappoose Industrial Airpark had over 80,000

operations.
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4) The airport is one of three airports with a runway over 5,000 feet in length within
a 30 nautical mile radius of the Portland International Airport. The airport has one
runway, 5,100 feet by 100 feet, and one main parallel taxiway on each side of the

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

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

7) Utilities serving the airport include Columbia River PUD (electricity), City of
Scappoose (water, west side of the airport), and Century Tel (telephone). With the
exception of new construction on the west side of the airport, which is served by
public sewer, buildings have on-site septic systems.

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

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

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

Goals for the Airport (A) Land Use Designation

It is the goal of the City of Scappoose to:

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

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

3) Utilize the Scappoose Industrial Airpark as an attractor for aviation-related industries
that are dependent upon or compatible with and benefit from aircraft and air
transportation and interact strongly with the cluster of aviation-related businesses also

located near the airport.
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4) Take advantage of the transportation options provided by the Scappoose Industrial
Airpark by allowing airport-related land uses, including industrial, commercial, and
residential.

Policies for the Airport (A) Land Use Designation

It is the policy of the City of Scappoose to:

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

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

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

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

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

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

Chapter 17.73
AR AIRPORT RELATED

Sections:

17 73.010 Purpose.

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

17.73.030 Definitions.

17.73.040 Permitted uses.

17,73.080 Conditional uses.

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

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

17.73.080 Lot standards.

17.73.090 Setbacks.

17.73.100 Building Height.

17.73.110 Landscaping Requirements.

17.73.120 Circulation.

17.73.130 Parking.

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

The Airport Related (AR) zone is intended to:

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

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

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

17.73.020 Conformance with Public Use Airport Safety and Compatibility Overlay
Zone. All uses, activities, facilities and structures allowed in the Airport Related (AR)
Zone shall comply with the requirements of the Public Use Airport Safety and
Compatibility Overlay (AQ) Zone, Chapter 17.88. In the event of a conflict between the
requirements of this zone and those of the Public Use Airport Safety and Compatibility
Overlay (AO) Zone, the requirements of the overlay shall control.
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17.73.030 Definitions. Unless the context specifically indicates otherwise, the
meaning of terms used in this chapter shall be as follows:

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

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

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

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

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

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

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

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

I. “FAA"is the Federal Aviation Administration.

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

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

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

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

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

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

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

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

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

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

17.73.040 Permitted uses. Uses shall be developed and located in a manner
consistent with the most recent federally approved airport layout plan, the 2004
Scappoose Industrial Airpark Airport Master Plan (as amended August 9, 2008). Only
the following uses, their accessory uses, and activities are permitted in the Airport
Related (AR) Zone:

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

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

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

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

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

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

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

H. Aerial surveying, mapping, and photography;

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

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

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

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

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

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

P. Other airport compatible light industrial uses.

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

i. Construction standards;

ii. Architectural guidelines;

ili. Landscaping requirements;

Iv. Parking standards; and

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

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

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

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

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

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

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

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

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

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

B. Lot dimensions and frontage.

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

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

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

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

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

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

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

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

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

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

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

G. If residential lots with hangers or lots with industrial uses abut an existing
residential zone, the minimum building setback is fifty feet on the side abutting or facing
the existing residential district. The Planning Commission may reduce this required yard
setback by fifty percent pursuant to Chapter 17 100, Landscaping, Screening and
Fencing.

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

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

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

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

17.73.100 Building Height.

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

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

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

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

17.73.110_Landscaping Requirements.

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

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

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

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

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

17.73.120 Circulation.

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

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

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

17.73.130 Parking.

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

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

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

SCAPPOOSE CITY COUNCIL FINDINGS OF FACT

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

1) Comprehensive Plan Text Amendment (CPTA1-07) to add an “Airport” designation
that could be applied to areas near the Scappoose Industrial Airpark.

2) Development Code Text Amendment (DCTA1-07) to add a “Airport Related” zoning
designation that could be applied to areds fiear the Scappoose Industrial Airpark.

Applicant:  Sierra Pacific Communities, LLC

EXHIBITS

1 Application, “Legislative Amendments Scappoose, Oregon,” August 2, 2007

5. Airport Planning Rule (OAR 660 Division 13) il

3. Scappoose Industrial Airpark ‘Airport Master Plan, September 2004 (by reference only)

4. Letter from OregQﬁDéji’)érﬁnen't‘”of Aviation, dated September 4, 2007

5 Letter from U.S. Depqrﬁhent of Transportation Federal Aviation Administration, dated
September 5, 2007 : , _

6. Letter from Oregon Department of Transportation, .dated September 20, 2007

7. Letter from Mark J. Greenfield, on behalf of the Port of St. Helens, dated October 2, 2007

8. Letter from Department of Land Conservation and Development, dated October 3, 2007

9 Letter from the Applicant’s Attorney to Port of St. Helens Commissioners, with

accompanying attachment, dated October 19, 2007

10.  Diagram of Scappoose Industrial Airpark Noise Contours (Exhibit 4A from the
September 2004 Scappoose Industrial Airpark Airport Master Plan)

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

12.  Official Record of Comments of Daniel Clem given at Port of St. Helens Work Session
October 24, 2007.

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

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

Our goal is to provide courteous, efficient service with team leadership and community involvement,
in order to enhance the livability and well being of our citizens.



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

1% Port of St. Helens Memorandum from Kim Shade to Mark Greenfield, dated December
12, 2007

16.  Minutes from January 22, 2008 City Council hearing

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

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

19.  Staff report and adopted findings for CPA1-05/ZC2-05/SB7-05, dated May 10, 2006 (by
reference only)

20.  Staff report and adopted findings for CPA2-04/ZC3-04, dated September 1, 2004 (by
reference only)

INTRODUCTION

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

APPLICATION SUMMARY

COMPREHENSIVE PLAN AND DEVELOPMENT CODE TEXT AMENDMENTS

The approved policy and regulatory text changes are as follows:

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

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

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

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

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

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

2
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17.73.30 Definitions

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

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

COMPATIBILITY WITH PUBLIC USE AIRPORT SAFETY AND COMPATIBILITY
OVERLAY ZONE

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

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

Table 17.88.1 (Excerpt)

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

PUBLIC & PRIVATE AGENCIES AND PUBLIC NOTICE

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

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

FINDINGS OF FACT

1.

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

A Citizen Involvement (Goal 1)

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

Finding:

The City’s acknowledged Comprehensive Plan & Development Code includes citizen
involvement procedures with which the review of this application has complied. This
process allows for citizens to communicate their input into the legislative amendment
review conducted by the City at public hearings or by submitting written comments. The
City of Scappoose Planning Commission reviewed and commented on the proposed text
changes to the Comprehensive Plan and Development Code on November 8, 2007, at
which time the applicant and the Port of St. Helens submitted testimony. The City
Council held a hearing on January 22, 2008. The City published notices, consistent with
the requirements of the Development Code, in the South County Spotlight on October
24,0ctober 31 and November 7, 2007 and January 16, May 7, and May 14, 2008 and
provided opportunity for public testimony at both the Planning Commission and City
Council hearings. This process is consistent with the objectives of Goal 1.

B. Land Use Planning (Goal 2)

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

Finding:

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

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

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

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

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

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

Finding:

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

D Forest Lands (Goal 4)

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

Finding:

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

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

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

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

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

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

Finding:

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

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

Finding:

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

H Recreational Needs (Goal 8)
Objective: To satisfy the recreational needs of the citizens of the state and visitors and,

where appropriate, to provide for the siting of necessary recreational
facilities including destination resorts.
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Finding: ,

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

i Economic Development (Goal 9)

Objective: To provide adequate opportunities throughout the state for a variety of
economic activities vital to the health, welfare, and prosperity of Oregon’s
citizens.

Finding:

The City prepared a Buildable Lands Inventory and Land Use Needs Analysis in 2003.
The Land Use Needs Analysis recommended the addition to the City of over 200 acres of
land for industrial development by the year 2025 in locations buffered from residential
uses and with good access to transportation. In applying the Public Use Airport (PUA)
designation to approximately 132 acres west of the existing Airpark in 2006, the City
found that land near the airport is suitable for industrial use as a key aspect of economic
development (ANX1-06/ZC1-06, ANX2-06/ZC2-06, and ANX3-06/ZC3-06). City staff
raised concern that the proposed Airport plan designation and Airport Related (AR) zone
would allow residential uses in areas that have been found to be well-suited for industrial
uses and on acreage that currently helps to reduce the City’s employment lands deficit.
The Council finds that the proposed Airport Related zone will create more diverse
opportunities for economic development and does not prohibit any currently allowed
industrial uses under the PUA designation. In addition, the issue of employment lands
being supplanted with residential uses will be examined under the City’s Comprehensive
Plan Goal 9 requirements when an application to rezone a property 1s submitted. The
adopted AR zone does not, in and of itself, create a loss of industrial lands.

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

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

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

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

Finding:

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

The City’s Comprehensive Plan, which must be consistent with this and all relevant
Statewide Planning Goals, identifies density targets for the City’s residential land needs.
The density target for low density residential is 5 units per acre. However, the lands that
would be designated with the AR zone are not utilized for the purposes of meeting
needed housing. Therefore, this density requirement is not applicable to the proposed plan
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designation and zoning district since these designations are primarily aviation and
industrial designations which only allow residential uses as a conditional use

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

Additionally, property owners wishing to develop residential uses under the proposed text
amendments would first need to request, and receive, approval for an amendment to the
Comprehensive Plan Map and Zoning Map. This would consist of a separate application
and approval process following the standards of either Chapter 17 162 or Chapter 17.164
of the Scappoose Land Use and Development Code. Once a specific site is re-zoned, an
individual property owner would apply for a Conditional Use Permit. It is likely that a
developer would not go to these lengths unless he or she was responding to a market
demand for a development type only permitted under the proposed text amendments.

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

K Public Facilities and Services (Goal 11)

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

Finding:

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

The City and the Port of St. Helens previously cooperated in a project to provide water
service to the land around the Airpark to stimulate economic development. Public
facilities currently have capacity and are available for development in this area.
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For the reasons cited above, the City Council concludes that the application is consistent
with Goal 11.

L Transportation (Goal 12)

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

Finding:

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

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

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

The application does not trigger a Transportation Planning Rule assessment or specific
analysis or improvements at this point; therefore, the application is consistent with Goal
12 and the TPR.

M Energy Conservation (Goal 13)

Objective: To conserve energy.

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

a. Lot size, dimension, and siting controls,

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

d. Availability of light, wind and air,

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

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

Finding:

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

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

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

N. Urbanization (Goal 14)

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

Finding:

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

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

Finding:

The following goals are not applicable to this application:
Willamette River Greenway (Goal 15)

Estuarine Resources (Goal 16)

Coastal Shorelands (Goal 17)

Beaches and Dunes (Goal 18)

Ocean Resources (Goal 19)

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

TRANSPORTATION PLANNING RULE
OAR 660 Division 12 — Transportation Planning:

660-012-0060 Plan and Land Use Regulation Amendments

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

(a) Change the functional classification of an existing or planned transportation facility
(exclusive of correction of map errors in an adopted plan);

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

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

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

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

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

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

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

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

AIRPORT PLANNING RULE
OAR 660 Division 13 — Airport Planning

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

660-013-0010 Purpose and Policy

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

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

Finding:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

(10) Agricultural and Forestry Activities, including activities, facilities and accessory
structures that qualify as a "farm use" as defined in ORS 215. 203 or "farming practice"
as defined in ORS 30.930.

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

Finding:

The proposed Airport Related (AR) zone, in section 17.XX.040 “Permitted Uses” allows
all the uses listed in the Airport Planning Rule for non-towered airports. The AR zone
complies with this section of the Airport Planning Rule.

660-013-0110 Other Uses Within the Airport Boundary

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

Finding:

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

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

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

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

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

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

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

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

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

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

(2) A local government may adopt more stringent regulations than the minimum
requirements in section (1)(a) through (e) and (g) based on the requirements of ORS
836.623(1
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Finding:

In 2002, the City of Scappoose created the Public Use Airport zone, which has a stated
purpose “to encourage and support the continued operation and vitality of the Scappoose
Industrial Airpark by allowing certain airport-related commercial, manufacturing and
recreational uses in accordance with state law.” In 2002 the City also created the Public
Use Airport Safety and Compatibility Overlay Zone, which has a stated purpose “to
encourage and support the continued operation and vitality of the Scappoose Industrial
Airpark by establishing compatibility and safety standards to promote air navigational
safety at the Airpark and to reduce potential safety hazards for persons living, working or
recreating near the Airpark.” Adoption of these regulations was coordinated with
Columbia County and the Port of St. Helens. The adopted findings for Ordinance 726,
which created the Public Use Airport zone and the Public Use Airport Safety and
Compatibility Overlay Zone, demonstrate compliance with the Airport Planning Rule.

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

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

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

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

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

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

Plan.

GOAL FOR ECONOMICS

It is the goal of the City of Scappoose to.

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

Finding:

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

POLICIES FOR ECONOMICS
It is the policy of the City of Scappoose to.

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

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

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

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

Finding:

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

GOALS FOR PUBLIC FACILITES AND SERVICES

It is the goal of the City of Scappoose to.

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

Finding:

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

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

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

GOAL FOR TRANSPORTATION

It is the goal of the City of Scappoose.

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

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

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

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

Finding:

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

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

Finding:

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

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

Finding:
As stated in the application, the proposed Comprehensive Plan and zoning designations

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

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

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

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

Finding:

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

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

Finding:

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

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

Finding:

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

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

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

POLICIES FOR TRANSPORTATION

It is the policy of the City of Scappoose io:

[..]

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

Finding:

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

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

Airpark, as well as for industrial development and transportation. Apply appropriate
zoning designations to ensure that land identified for airport use in the 2004 Scappoose
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Industrial Airpark Airport Master Plan (as amended August 9, 20006) is utilized for
airport-related development.

Finding:

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

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

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

GOAL FOR HOUSING

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

Finding:

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

GOAL FOR THE INDUSTRIAL LAND USE DESIGNATION

It is the goal of the City of Scappoose to:

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

Finding:

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

It is the policy of the City of Scappoose to.

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

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

2) Prevent industrial development from disrupting homogeneous residential
neighborhoods.

Finding:

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

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

Finding:

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

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

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

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

Finding:

The City’s Comprehensive Plan designates the land near the Airpark for Industrial uses,
which is a key element of the City’s economic development strategy. This land is suitable
for industrial use and should be kept in the City’s industrial land inventory. In 2006, the
City annexed approximately 130 acres of land west of the airport and zoned the area
Public Use Airport (PUA), consistent with the policy stated above (ANX1-06/ZC1-06,
ANX2-06/ZC2-06, and ANX3-06/ZC3-06). The Airport designation and AR zone would
allow residential uses in areas that have been found to be well-suited for industrial uses
and on acreage that currently helps to reduce the City’s employment lands deficit.
However, the proposed text amendments allow industrial uses that are currently permitted
in the PUA zoning designation, therefore vacant industrial land sites will not be displaced
by the proposed text amendments. Rather, they will retain the opportunity to develop with
industrial uses.

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

Finding:

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

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

Chapter 17.160 PROCEDURES FOR DECISION MAKIN G—LEGISLATIVE

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

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

3. The applicable comprehensive plan policies and map, and

4. The applicable provisions of the implementing ordinances.

Finding:

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

CONCLUSION

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

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

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

The purpose of the proposed text amendments is to recognize and address the
demand for a greater variety of airport-related uses than currently permitted by the
Industrial Comprehensive Plan designation and Public Use Airport (PUA) Zone. The
purpose of this application 1s to demonstrate that the proposed text amendments meet
the approval criteria of the Scappoose Land Use and Development Code.

The proposed text amendments will create a new Comprehensive Plan designation,
Airport, to encompass the existing Public Use Airport (PUA) Zone and the new Mixed
Use Airport (MUA) Zone. The full text of the proposed text amendments is included
in this application as Appendix G, Updated Airport Comprehensive Plan Designation,
and Appendix H, Updated Mixed Use Airport Zoning Designation. These new
designations will allow a broader range of uses including light industrial,
business/commercial, and residential; the unifying factor 1s that all these uses are
airport related and benefit from locating near an airpott. The new MUA zone would
allow airport-related residential development as a conditional use. The Port of St.
Helens recognized in the August 9, 2006 adoptions to the Scappoose Industrial
Aurpark Airport Master Plan that airpott related residential development has proven
feasible at select general aviation airports” and that they are “...supportive of a residential
component adjacent o the Airpark...”

The requested package of approvals includes the following:

City of Scappoose Comprehensive Plan Text Amendment

The proposed Comptehensive Plan text amendment will create a new comprehensive
plan designation to address light mdustrial and airport-related mixed-use development.
The new comptehensive plan designation, Airport, 1s mntended to be applied to land
surrounding the Scappoose Industrial Airpark. The new designation will accommodate
the existing Public Use Airport Zone, as well as a proposed zone, Mixed Use Airpott.
The new designation will not accommodate the existing Light Industrial Zone; this
zone is more appropriately located in the Industrial comprehensive plan designation.
The Public Use Airport Safety and Compatibility Overlay Zone will be applied to all
property within the Airport Comprehensive Plan designation. Individual property
owners can request the new designation be applied to their property. The City can
request the new designation be applied to propetty following an annexation ot
expansion of the Urtban Growth Boundaty. In both instances, the appropriate public
process will be followed at the time the comprehensive plan map amendment is
requested; no change to the Comprehensive Plan Map 1s requested as patt of this
application.

Legislative Amendments
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City of Scappoose Land Use and Development Code Text
Amendment

The Land Use and Development Code text amendment will create a new zone, Mixed
Use Aitport (MUA), to address airport-related mixed-use development. The MUA
zone will only be permitted within the proposed Airport Comprehensive Plan
designation. The Public Use Airport Safety and Compatibility Overlay Zone will be
applied to all property zoned MUA. The Public Use Airport Safety and Compatibility
Ovetlay Zone (AO) currently applies to areas near the airpott; the proposed text
amendments will not change the purpose ot current locations of the overlay zone.
Individual property owners must request the new zone be applied to a specific site; the
approprtiate public process will be followed to approve ot deny this request. The MUA
zone permits residential dwellings as a conditional use. The AO prohibits residential
uses in the Runway Protection Zone and limits tesidential uses 1n the Approach
Surface and Direct Impact Areas (T able 17.88.1, Scappoose Land Use and
Development Code). The areas where residential uses are prohibited or limited by the
overlay zone would be mapped as part of any zone change and take precedence over
the conditional uses permitted by the MUA Zone.

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

Complete Approval Process for Development in the Proposed
Comprehensive Plan Designation and Zone

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

Legislative Amendments
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Il. Compliance with Applicable City of Scappoose Standards

Organization of Section |l
This section demonstrates how the proposed text amendments comply with the
applicable City of Scappoose approval criteria. Per Section 17.22.020 of the Land Use

and Development Code, the decision standards for a Legislative Comprehensive Plan
Text Amendment are found i1n Section 17.160.120 of the Land Use and Development
Code. The direct citation of each decision standard is below in italics with a response
detailing what items are used to address the decision standard.

17.160.120 The Standards for the Decision

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

on consideration of the following factors:

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

Response: The following Statewide Planning Goals are addressed:

e Goall
* Goal2
+ Goal3
e Goal4
« Goal5
e Goal6
» Goal7
* Goal8
* Goal9
e Goal 10
«  Goal 11
* Goall12
e Goal i3
e Goal 14

Citizen Involvement

Land Use Planning

Agricultural Lands

Forest Lands

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

Areas Subject o Natural Disasters and Hazards
Recreational Needs

Economic Development

Housing

Public Facilities and Services

Transportation

Energy Conservation

Urbanization

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

Response: No federal statues or rules wete found regarding airport

residential development. Information found when searching for federal
statues and rules primarily related to the Federal Aviation Administration
opinion of residential atrparks. The following state statutes and rules are

addressed:

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

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

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

3. The applicable comprehensive plan policies and map; and
Response: The following comprehensive plan policies are addressed:

e Goals and Policies for Economics

»  Goals for Public Facilities and Services

«  Goals and Policies for Transportation

«  Goals and Polices for Housing

«  Goals and Polices for Industrial Land Use Designation

4. The applicable provisions of the implementing ordinances.

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

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

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

Response fo Applicable Approval Standards

Direct citations of applicable approval standards are shown in #ta/ics.
17.160.120 ‘The Standards for the Decision

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

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

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

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

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

Goal 2 Land Use Planning

To establish a land use planning process and policy framework as a basis for all
decrsion and actions related to use of land and to assure an adequate factual base for
such dectsions.

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

Goal 3 Agricultural Lands
To preserve and maintain agricultural lands.

Goal 4 Forest Lands
To conserve forest lands by maintaining the forest land base and to protect the state’s
forest economy by making possible economically efficient forest practices that assure

Legislative Amendments
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the continuous growing and harvesting of forest tree species as the leading use on
forest land consistent with sound management of soil, air, water, and fish and
wildlife resonrces and to provide for recreational opportunities and agriculture.

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

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

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

Response: The purpose of this goal is to maintain and improve the
quality of the air, water, and land resources of the state. Generally, this
goal requires development to comply with applicable state and federal
air and water quality standards. It is reasonable to conclude that the
development allowable through the proposed text amendments will be
able to comply with applicable state and federal environmental quality
standards. Moreover, it is probable that the mixed-use and residential
development allowed under the proposed comprehensive plan and
zoning designations will have less impact to the quality of air, water,
and land resources than the strictly industrial uses cutrently allowed,
primarily due to decreased vehicle miles traveled inherent in a mixed-
use development.

Goal 7Areas Subject o Natural Disasters and Hazards
To protect people and property from natural hazards.

Response: The new comprehensive plan and zoning designations

Legislative Amendments
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created by the proposed text amendments address airport-related
development and will be applied to property located near the
Scappoose Industrial Airpark. No property located near the airpark 1s
located in a known area of natural hazards or disastets; therefore, 1t is
reasonable to conclude that development allowable through the
proposed text amendments will not be located in a known area of
natural hazards and disasters. Should an area of natural hazard or
disaster be found as future development occurs, the City-review
process will address standards and restrictions for development in said

area.

Goal 8 Recreational Needs

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

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

Goal 9 Economic Development
To provide adequate opportunities throughout the state for a varsety of economic
activities vital to the bealth, welfare, and prosperity of Oregon’s citizens.

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

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

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

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

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

Property wishing to develop residential uses under the proposed text
amendments would first need to request, and receive, approval for an
amendment to the Comprehensive Plan Map and Zoning Map. This
would consist of a separate application and approval process following
the standards of either Chapter 17.162 or Chapter 17.164 of the
Scappoose Land Use and Development Code. Once a specific site is
cotrectly zoned, an individual property owner would apply for a
Conditional Use Permit. It is likely that a developer would not go to
these lengths unless they were responding to 2 market demand for a
product only permitted under the proposed text amendments.

Legislative Amendments
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Goal 11 Public Facilities and Services
To plan and develop a timely, orderly and efficient arrangement of public facilities
and services lo serve as a framework for urban and rural development.

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

Goal 12 Transportation
To provide and enconrage a safe, convensent and economic transportation system.

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

In May 2006, the City processed an annexation and zone change for
ptoperty located near the Scappoose Industrial Airpark; see case file
ANX1-06/Z.C1-06 titled, Sierra Pacific Communities “Wagner Property”
Annexation and Zone Change. At the time of application, the City of
Scappoose, the Oregon Department of Transportation (ODOT), and
the Oregon Department of Land Conservation and Development
(DLCD) all agreed the Public Use Airport (PUA) zoning designation to
be applied to the annexed property would be consistent with the
Statewide Transportation Planning Rule (TPR) and the City’s 1997
Transportation System Plan. All three parties also agreed that the
transportation improvements planned for adjacent streets, such as West
Lane Road, a designated major collector, would accommodate the
anticipated traffic from the subject site under the PUA zoning
designation. The City also acknowledged that improvements to the
roadway network would be required as conditions of approval for
subsequent development proposals submitted for the subject site.

Using the findings of the Sierra Pacific Communities “W agoner Property”
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Apnnexation and Zone Change and the Institute of Transportation
Engineers Ttip Generation Manual, the Transportation Planning Rule
Compliance Letter, prepared by Dunn Traffic Engineering, concludes
that future development on any site under the proposed MUA (Mixed
Use Airport) zoning designation would not be materially different than
what would be generated under the current PUA zoning designation in
terms of peak-hour vehicle trips. In fact, the letter concludes that
development undet the proposed MUA zone could generate less trips
during the weekday 2.m. and p.m. peak hours than development under
the current PUA zone. Based on these findings, and based on the fact
that the City of Scappoose, ODOT, and DLCD found no significant
affect or impact on the planned transpottation system under the current
PUA zoning, there should be no significant affect or impact under the
proposed MUA zoning. Therefore, the proposed designations are
consistent and in compliance with this goal.

Goal 13 Energy Conservation
To conserve energy.

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

Goal 14 Urbanization

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

Legislative Amendments
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Legislative

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

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

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

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

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

(a)  Change the functional classification of an existing or planned
transportation facility (exclusve of correction of map errors in an
adopted plan);

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

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

(A)  Allow land uses or levels of development that would resull in
types or levels of travel or access that are tnconsistent with the
functional classification of an existing or planned transportation
Sfacility;

(B)  Reduce the performance of an existing or planned

Amendments

(Final Submittal) 11

otak

T\ Penieer\ 13000\ 13927\ Plannine\ Incompletness\ 13927-Narrative.Incomplete_Updated052307_FinalCopy to City.doc

S

T e




transportation facility below the minimum acceplable
performance standard identified in the TSP or comprehensive
plan; or

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

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

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

(1) This division implements ORS 836.600 through 836.630 and Statewide
Planning Goal 12 (Transportation). The policy of the State of Oregon 15 to
encosnrage and support the continued operation and vitality of Oregon s
airports. These rules are intended to promote a convenient and economtc
systern of airports in the state and, for land use planning to reduce risks fo
aircraft operations and nearby land uses.

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

Response: The intent of the proposed text amendments is to provide
a location for all manners of airport-related development. The
proposed comprehensive plan designation, Airport, will be applied to
land located close to the Scappoose Industrial Airpark and will
encompass the existing Public Use Airport (PUA) Zone and the
proposed Mixed Use Airport (MUA) Zone. The proposed designations
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Legislative

do not prohibit the continued expanston of the Scappoose Industrial
Airpark and will cluster future airport-related development near
existing airport—related development.

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

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

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

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

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

for medical purposes. "Emergency Medical Flight Services" does not include
hospitals, medical offices, medical labs, medical equipment sales, and similar
uses.

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

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

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

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

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

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

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

(10) Agricultural and Forestry Activities, including activties, Jacilities and
accessory structures that qualify as a "farm use" as defined in ORS
215.203 or "farming practice” as defined in ORS 30.93 0.

(11) Air passenger and arr freight services and facilities at public use arrports at
Jevels consistent with the classification and needs wdentified in the state AL

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

OAR 660-013-0110, Other Uses Within the Aitport Boundaty

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

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

Airport Land Use Compatibility Guidebook from the Oregon
Department of Aviation

Response: The purpose of this document is to provide a
comptehensive source of information that can be used as a guide to
pteserve aviation facilities and provide for the safety of mdividuals near
these airports through the use of compatible land uses. The gutdebook
does not indicate that residential developments are incompatible with
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airports. However, it does suggest that residential development near an
airport should be low density. The minimum permitted lot size in the
proposed zone, Mixed Use Airport (MUA), is 10,000 square feet; this
lot size is generally considered low density in a residential zone.

The guidebook does raise two primary concetns regarding residential
development near an airport; noise impacts and safety. Table 1-1, Land
Use Troubleshooting Matrix, suggests a hold harmless agreement/ fair
disclosure statement to addtess the noise concerns of residential
development residents. The table also suggests that the local
jurisdiction has a comptehensive plan to address the safety concerns of
residential development near an airport.

The proposed zone, MUA, requires an avigation easement and a
disclosure statement ptior to the issuance of a building permit for new
construction. The avigation easement grants unobstructed flight in the
airspace and prohibits any structures, growth, or other obstructions
from penetrating the approach surface and provides a right-of-entry to
remove mark, or light any structure ot any such obstruction and must
be dedicated to the airport sponsor. The disclosure statement
acknowledges that the property is located 1n close proximity to the
airport and signifies the ownet’s awareness of the associated noise
levels, vibrations, fumes, dust, fuel, fuel particles, and other effects that
may be caused by aircraft operations on or neag the airport and must be
recorded in the County records.

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

Appendix E.
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These surfaces have been delineated for the Scappoose Industrial
Airpark and made part of the City of Scappoose’s zoning map. The
propetty within these limits 1s subject to the requirements of the Public
Use Airport Safety and Compatibility Overlay (AO) zoning
designation.

Table 3-4 of the Airport Land Use Compatibility Guidebook indicates
that residential development is compatible with the conical surface, and
not compatible with the primary or transitional sutfaces and the RPZ;
specific study is required for the hotizontal and approach surfaces. The
proposed comprehensive plan and zoning designations address the
compatibility of all development, not just residential, with the surfaces
and areas listed above. Future development occurting under the
proposed designations is restricted to a maximum building height of 35
feet; accessory buildings are restricted to 2 maximum height of 22 feet.
The proposed zone, MUA, requites permitted uses, activities, facilities
and structures to comply with the requirements of the AO Zone and
that, in the event of a conflict between the requitements of the zones,
the requirements of the overlay zone controls. In addition, the
proposed zone does not permit any structures to penetrate afn airpott
imaginary surface as outlined in Chapter 17.88 of the Scappoose Land
Use and Development Code, Public Use Airport Safety and
Compatibility Overlay (AO) Zone.

17.160.120.4.3. The applicable comprebensive plan policies and map; and

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

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

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

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

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

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

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

2. Encourage the preservation, improvement and renewal of the excisting business
district of the City so that it will be allowed to play a role as a center of
economic and civic activity for the entire communtty.

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

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

4. Encourage the expansion of employment opportuniizes within the urban area,
50 residents can work within their community as well as commute fo jobs
outside the County.

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

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

Response: The proposed text amendments apply to airport-
related development, including mixed-use and residential. It 1s
likely that these types of airport-related development will be
lowet-pollution than the currently allowed industrial only uses.
The city’s tax base will be bolstered by the proposed text
amendments through development and the provision of
employment opportunities for city residents.

Cooperate with other agencies, inlerest groups and businesses in efforis fo
develop program strategies for improving the local economy.

Response: Development under the proposed text amendments
will, at 2 minimum, require cooperation and coordination
amongst the property owner, the developer, the City, and Port of
St. Helens. At the time of development, as applicable,
coordination may occur with other governmental organizations,
interest groups, and businesses.

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

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

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

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

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

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

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

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

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

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

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

13.  Coordinate its plans for public facilities to accommodate expected industrial
and residential growth.
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Response: Future development within the new comprehensive
plan and zoning designations created by the proposed text
amendments will be required to provide public facilities to
accommodate their growth 1 accordance with all applicable City
standards. Adequate levels of public services, including water,
sanitary sewer, storm sewer, and streets, will be provided at the
time of future development. Public water is located in West Lane
Road; future development can connect here and loop service
through the development site. Sanitary sewet is located adjacent
to the west and south sides of the airport; future development
can connect at this location. Storm sewer will be managed on a
site-by-site basis. Franchise utilities are available at the
intersection of West Lane Road and Crown Zellerbach Road and
will be extended north as demand requires.

14.  Limit the amount of time the City has lo review site design review proposals
to prevent unreasonable delays for commeraal and industrial enterprises.

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

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

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

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

Goals for Public Facilities and Services

1. Provide the public factlities and services which are necessary for the well being
of the community and which belp guide development into conformance with the
Comprebensive Plan.

Response: Adequate levels of public facilities, in accordance
with applicable City standards, will be required and provided at

Legislative Amendments
(Final Submittal) 21

otak
L:\Project\ 13900\ 1 3927\Planning\Incomplemess\ 13927-Narrative.Incomplete_Updated052307_FinalCopy to City.doc

e e




the time of future development. These public facilities include
public water, sanitary sewer, storm sewer, and streets.

Direct public facilities and services, particularly water and sewer systems, 1nlo
the urban growth area.

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

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

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

Avoid the provision or expansion of public utilities and facilities in sparsely
settled non-urban areas, when this would tend fo enconrage development or
intensification of uses, or lo create the need for additional urban services.

Response: The new comprehensive plan and zoning
designations will be applied to propetty located near the
Scappoose Industrial Airpark. The area west of the airpark has
recently experienced significant growth. The area east of the
airpark, currently outside the city limits and urban growth
boundary, 1s in close proximity to existing urban areas within the
city limits such as the residential neighborhood located south of
Crown Zellerbach Road.

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

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

Create and maintain ample places for recreation in Scappoose.

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

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

Reduce the loss of lives and property from fire and minimize the hazards of
structural, equipment, and maferial exposure to fire risks through building
and fire codes.

Response: Future development within the proposed comprehensive

plan and zoning designations would be required to comply with all
applicable city, county, state, and federal standards; this includes all
applicable standards relating to fire safety. The proposed Mixed Use

Airport (MUA) zoning designation would require residential

subdivistons or partitions to grant emergency vehicle access to private

taxiways in the form of emergency access easements on the final plat.

9,

10.

11.

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

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

Work with the County in the effective management of the disposal of solid
wasles.

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

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

Response: The proposed text amendments allow a mote diverse
range of development than ptesently allowed by the Industrial
Comprehensive Plan designation and Public Use Airport (PUA)
zoning designation. Generally the light industrial development
occurring in the PUA Zone requires the removal of all trees to
accommodate large building footprints and paved circulation and
patking areas. The flexibility of uses permitted in the proposed
zoning designations should allow a greater number of trees to be
preserved. It is envisioned that future development will preserve
existing trees in groves to support their continued health and
incorporate the groves into the development layout. The
proposed zoning designation, Mixed Use Airport (MUA), permits
greenways and other open space, such as bicycle and pedestrian
paths and parks as outright permitted uses.

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

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

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

C.  Safe, rapid, economical and convenient 10 use.

‘Response: The intent of the proposed text amendments 1s to
provide a location for all types of airport-related development.
The proposed comprehensive plan and zoning designations will
be applied to land located near the Scappoose Industrial Aarpark,
making air transportation rapid, economical, and convenient to
use. In addition, the existing street network provides rapid,
economical, and convenient access to Highway 30 and
downtown Scappoose. The unifying factor, and what makes the
broad range of uses allowed by the proposed designations
compatible, is that each use has a direct relationship to the
Scappoose Industrial Airpark. Businesses that benefit from air
transportation and interact strongly with the cluster of aviation-
related businesses located near the airpark and property ownets
who enjoy aviation as a recreational activity or wish to tun a
home-based business that benefits from air transportation and
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interacts strongly with the cluster of aviation-related businesses
located near the airpark will locate here. These businesses and
individuals have a strong preference for locating near an aitport;
the proposed designations provide the means for them to do so.

To remove existing congestion and prevent future congestion 50 that accidents
and travel time would be reduced.

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

To create relatively traffic-free residential areas.

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

To strengthen the economy by facilitating diverse means for transporiing
industrial goods.

Response: The intent of the proposed text amendments 1s to
provide a location for all manners of airport-related development.
The proposed text amendments will be applied to property
located near the Scappoose Industrial Airpatk. They will increase
the variety of airport-related business able to locate near the
airpark and transport their goods more readily. The airpark is in
close proximity to the existing rail ine and Highway 30. Both
transportation facilities are accessible without difficulty via West
Lane Road and Crown Zelletbach Road.

To develop and maintain a road network that is an asset lo exisiing
commercial areas.

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

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

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

Response: The proposed comprehensive plan and zoning
designations do not address cooperation between jurisdictions.
Therefore, this policy 1s not applicable to the proposed text
amendments.

8. To assure that roads bave the capacity for expansion and extension lo meet
future demands.

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

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

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

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

Response: The proposed text amendments do not preclude the
provision of pedestrian paths and bikeways. In fact, the proposed
zoning designation, Mixed Use Arport, includes greenways,
parks, other open space, and bicycle and pedestrian paths as
outright permitted uses.

12, Enbance the aesthetics of all streets and roadways through planting and
maintenance of street Irees.

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

13.  Work with the Port of St. Helens to maintan the continuing viability of the
Scappoose Industrial Airpark.

Response: The proposed comptehensive plan designation,
Aurport, will be applied to land located near the Scappoose
Industrial Airpark and will encompass the existing Public Use
Airpott (PUA) Zone and the proposed Mixed Use Airport
(MUA) Zone. The proposed designations allow a variety of
atrport-telated light industrial, business, and residential uses. The
proposed comprehensive plan designation states that

« ..residential development at the Scappoose Industrial Airpark will require
exploration of options and cooperation with the private sector. ” All manners
of future airport-related development will necessitate a joint
effort with the Port of St. Helens to further the continued
viability of the airpark.

Policies for Transportation

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

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

3. Cooperate with County and State plans o improve transportation Sacilities —
especially on Highway 30.

4. Regulate signs and sign lighting along major routes 1o avoid distractions for
170L0T1S1S.

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

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

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

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

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

Response: The proposed comprehensive plan and zoning designations
do not preclude future development planned projects identified in the
City’s Transportation System Plan occurring under the new zoning
designation to comply with Section 17.154, Street and Utility
Improvement Standards, of the Land Use and Development Code or
planned projects identified in the City’s Transportation System Plan.
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9. Encourage a car pooling program (possibly by utilizing City Hall as an
information cenfer.

10.  Desugn a transportation system that keeps in mind energy conservation.

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

11, Work with the Port of St. Helens on their plans for the Scappoose Industrial
Airpark, as well as for industrial development and transportation. Apply
appropriate 3oning designations fo ensure that land identified for airport use
in the 2004 Scappoose Industrial Airpark Master Plan (as amended
August 9, 2006) is ntilized for ainport-related development.

Response: The mtent of the proposed text amendments 1s to
provide a location for all manners of airport-related development.
The proposed comprehensive plan and zoning designations will
be applied to land surrounding the Scappoose Industtial Airpark
and will encompass the existing Public Use Airport (PUA) Zone
and the proposed Mixed Use Airport (MUA) Zone; the Public
Use Airport Safety and Compatibility Overlay (AO) Zone will
continue to apply to these properties. The Scappoose Industrial
Airpark Airport Master Plan recognizes that with the AO zoning
designation “..zhe City has appropriately addressed the land use that s
within their jurisdiction around the airport.”

The Scappoose Industrial Airpatk Airport Master Plan states that
“The most notable trend in general aviation is the continued strong use of
general aviation atreraft Jor business and corporate uses. ”In addition,
language was adopted on August 9, 2006 regarding airport
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residential development. The adopted language states the
following: ‘Residential airparks at select general amation airports have
proven feasible. It is already happening at 30 public use airports across the
country with multiple airport residential developments currently in the
planning stages. These airports have residential airparks adjacent to the
airport land and have developed through-the-fence agreements to facilitate
runway access.” and “The Port of St Helens Board of Commissioners is
supportive of a resdential component adjacent to the Airpark and is willing
to work with the private sector to provide residential development with atrport
access, if reasonable and customary terms and conditions are adopted that will
provide appropriate profection for the airport and will enbance its viability. 7
The proposed designations allow a variety of airport-related light
industrial, business, and residential uses. Detached single-family
housing must be approved through the conditional use permit
process; this is to give the City flexibility in their review of
airport-related residential uses.

The proposed designations will permit the continued expansion
of the Scappoose Industrial Airpark and will cluster future
airport-related development near the airpark and existing airport-
related development. Based on Exhibit 3B, Landside
Development Alternative, of the Scappoose Industrial Airpark
Airport Master Plan, the majority of growth planned by the
airport will occur to the east. Growth to the west is limited to
hangar construction and an industrial business patk (see Exhibit
3C) on land within the current airport property limits. Exhibit 3B
also illustrates the acquisition of land adjacent to the western
airport property line. This acquisition will depend on individual
property ownets; the proposed designations do not pteclude this
expansion.

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

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

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

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

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

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

Response: The proposed comprehensive plan and zoning
designations do not address the development of pedestrian paths
and bikeways. However, it 1s noted that the proposed text
amendments do not preclude the provision of pedestrian paths
and bikeways. In fact, the ptoposed zoning designation allows
greenways, parks, other open space, and bicycle and pedestrian
paths as outright permitted uses.

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

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

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

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

Goals for Housing

1.

Increase the quantity and guality of housing for all citizens.

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

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

Response: The new comprehensive plan and zoning
designations created by the proposed text amendments address
airport-related development and will be applied to property
located near the Scappoose Industrial Airpark. The new zoning
designation, Mixed Use Airport (MUA), permits detached, single-
family housing. This housing must be airport-related and,
therefore, will be integrated with the surrounding land uses,
which also relate to the airpark and the transportation options
provided by the airpark. Adequate levels of public facilities will
be required to be provided by water lines, sanitary sewert, storm

sewet, and streets at the time of development.

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

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

Drotect residential areas from conflicting land uses, unnecessary through
traffic, or other undesirable influences.
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Response: The proposed zoning designation, Mixed Use Airpott
(MUA), permits detached, single-family housing. This housing
must be airport-related and, therefore, will be compatible with
surrounding land uses. Future development applications will
address site-specific traffic issues.

Policies for Housing

1

Maintain adequate J0ning, subdivision, and building codes to help achieve
the Cty’s housing goals.

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

Limit housing in hazardous areas as well as in significant fish and wildlife
areas.

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

Encourage high-density multi-family dwellings in a few areas of the City and
distribute low density naulti-fantily dwellings throughout the City.

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

Permit multi-family dwellings which conform to the following general
conditions and criteria:

A. They should not be so large or close to single-famuly dwellings as to
block their sunlight or to unduly interfere with an established, well-
maintained single-fanly neighborbood.

B.  They should include ample open space or recreational facilities for therr
residents as well as ample off-street parking and adequate access.
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C.  They should not adversely affect the design capacities of the sewer,
water, drainage or street systems as determined by the City Engineer.
D.  They should be encouraged in areas close to commercial centers.

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

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

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

C.  They should not adversely affect the design capacities of the sewer,
water, drainage or sireel Systems as determined by the City Engineer.

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

Response: The new comprehensive plan and zoning designations

proposed by the text amendments address airport—related development

and will be applied to property located near the Scappoose Industrial
Airpark. The proposed zoning designation, Mixed Use Airport MUA),
permits outright greenways and other open space, including bicycle and

pedestrian paths and parks. Detached, single-family housing 1s

permitted as a conditional use; housing that will accommodate those

with special needs is not precluded. Multi;farnily housing is not
permutted; therefore, Policies 3 and 5 ate not applicable to the
tiroposed"te"}i“t"é'r'riéﬁdﬁl’ents. :

Currently, no established single-family neighborhoods are located north
of Crown Zellerbach Road or east of West Lane Road. Given that this
is the area where the proposed zoning designations will be applied,

there will be no direct interference with any established single-family

neighborhoods. All partitions and subdivisions within the proposed
MUA Zone will be required to comply with Section 17.130,
Conditional Use, and Section 17.150, Land Division — Subdivision of
the Land Use and Development Code. Future development

applications will address site-specific public facility issues.

8.

Re-evaluate City ordinances and, where possible, streamline administrative
and requirements in order to reduce development cosis.
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10.

11.

12.

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

text amendments.
Encourage encrgy efficient housing patterns in residential developments.

Response: The intent of the proposed text amendments is to
provide a location for all manners of aitport-related development,
including residential. The proposed comprehensive plan and
zoning designations will be applied to land located close to the
Scappoose Industrial Airpatk. As such, property owners who
enjoy aviation as a recreational activity ot wish to run a home-
based business that benefits from air transportation and interacts
strongly with the cluster of aviation-related businesses located
near the airpark will locate here, further enhancing the energy
savings and synergy of the new designations.

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

Response: The proposed comprehensive plan and zoning
designations do not address expansion of the urban growth
boundaty; they apply to airport-related development. Therefore,
this policy 1s not applicable to the proposed text amendments. It
is noted that the new designations may be applied to land
brought into the city limits through an expansion of the urban
growth boundaty.

S'trive to provide services suffictent to meet the demand for housing so that the
City will not have to imipose building moratoriums which drive up the cost of
housing.

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

Will review this housing policies during its next Plan review to determine
changes needed to meet the needs of Scappoose’s low-income residents.
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13.

Pursuant to state law, permit siting of manufactured homes on all land zomed
for single-family residential uses.

Response: The proposed comprehensive plan and zoning designations

ap

ply to airport‘related development and do not address City housing

policies or propose single-family residential zoning. Thetrefore, these

policies are not applicable to the proposed text amendments.

Goal for the Industrial Land Use Designation

1.

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

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

Policies for the Industrial Land Use Designation

1.

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

Prevent industrial developmient from disrupting homageneous residential
neighborhoods.

[ ocate industrial areas so they have a convenient relationship to the
cormmunity’s transportation systemt, without generating heavy traffic through
residential districts; additionally, the clustering of industrial activities will
allow carpooling by employees.

Response: The new comprehensive plan and zoning designations

proposed by the text amendments address airport—related development

and will be app]ied to property located near the Scappoose Industrial

Airpark. The property surrounding the airpark is designated Industrial
by the Comprehensive Plan Map and Public Use Airport (PUA) by the
Zoning Map. The proposed comptehensive plan designation, Airpott,
will encompass the existing Public Use Airpott (PUA) Zone and the
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proposed Mixed Use Airport (MUA) Zone. Areas suitable for airport-
related industrial expansion will not be displaced by the proposed text

amendments.

The airpatk is in close proximity to the existing rail line and Highway

30; easy access 18 available to both facilities and principal roadways
designated for truck traffic. Currently, no established single-family
neighborhoods are located north of Crown Zellerbach Road or east of
West Lane Road. Given that this is the area where the proposed
designations will be applied, there will be no direct interference with
any established single-family neighborhoods.

4.

Screen, setback or buffer the boundaries of tndustry, particularly unsightly
areas which can be viewed from arterials or from restdential areas.

Response: The proposed designations do not preclude new
development from complying with Section 17.100 Landscaping,
Screening, and Fencing of the City of Scappoose Land Use and
Development Code.

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

Response: The new comprehensive plan and zoning
designations ptoposed by the text amendments address atrport-
related development and will be applied to propetty located near
the Scappoose Industrial Airpark. The property surrounding the
airpark is designated Industrial on the Comprehensive Plan Map.
and Public Use Airport (PUA) on the Zoning Map. The
proposed comptehensive plan designation, Airport, will
encompass the existing PUA Zone and the proposed Mixed Use
Airport (MUA) Zone. Vacant industrial sites will not be displaced
by the proposed text amendments; they will retain the
oppottunity to develop with industrial uses.

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

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

4. The applicable provisions of the implementing ordinances.

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

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

Response: Residential airparks are a new and innovative development concept that
has proven viable in a range of climates and diverse cultural locations; existing
residential airparks are located in such assorted states as Florida, Texas, Washington,
and Oregon. Residents of these airparks are aviation enthusiasts with a strong desire to
live adjacent to an active airport. For theses enthusiasts, the sound of airplanes taking
off and landing 1s a pleasure, not a nuisance. They see no conflict in living near an
airport. The close proximity allows them to easily pursue their passion for flying. A
brief summary of selected residential airparks is found below; the success of these
airparks demonstrates the strong demand for this unique living environment.

Suwannee Landing (www.swanneelanding. com)
This development in Suwannee County,
Notth Florida 1s located on 270 acres, south
of the Suwannee County Airport. The
development includes a 13-acre common area
and the development is surrounded by a
nature-filled recreation area and walking trails.
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Airport home sites with hangers
and sites without hangars are also
available. Homes are currently
being sold in Phase 1 and Phase 6;
a total of seven phases is planned.

Olympic Discovery Trail Farm (www.discoverytrailfarm.com)

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

oG AT HERRy T e s

T it Home sites are grouped in a pedestrian
: 3: friendly neighborhood and surrounded by
i8] approximately 50 actes of farmland that
:é: A = Ny has been placed in a conservation

easement to prevent future development.

The first phase includes eight lots ranging
1 size from 0.60 acres to 1.40 acres;

| i s

construction began last fall. A private

taxiway from the residential community

leads to the public aitport runway. The
community boasts a nationally-recognized
multi-user trail and borders the Discover
Trail Farm to the south.

Independence Airpark (www.isasg7s5.com)

The Independence Airpark, located one mile north of Independence, Oregon, adjacent
to the Independence State Arrport, 1s the premier example of residential airpark
development 1n the State of Oregon. The development has featured residential
dwellings in compatibility with a working aitport for over 30 years; Phases I, I, and 111
of the airpark received a 30-year access permit from the Oregon Aeronautics Division
and the FAA in June 1974 and a new permit was granted 1n 2004. Since 1974 two
additional airparks have been developed: North Airpark Annex, located on Stearman
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Street, in 1992 and North
Park Annex, located on
Skyraider Street and Corsair
Street, in 1994. Separate 10-
year access permits, with
renewal options, wete granted
to the additions.
Improvements and amenities
include the Stardust Café,

- rental hangars, and
underground aircraft fuel storage tanks with a card-lock facility.

The Independence State Airport Master Plan, prepared by Century West Engineering
Corporation, was adopted by the Oregon Department of Transportation Aeronautics
Division in November 1985. The same year, Ordinance No. 78, Chapter 180 and 181,
was established by the Polk County Board of Commissioners to amend the Polk
County Zoning Ordinance establishing the Airport Development District.

This photo was taken from the

east; the residential airpark 1s clearly
visible. Note that streets are cul-de-
sacs from the east and the taxiways
o \ :f»“‘ B

in the backyards are cul-de-sacs

from the west; aircraft and
automobiles do not compete for
right-of-way.

Hl. Conclusion

The applicant has met the burden of proof that the proposed text amendments comply
with all applicable criteria and respectfully requests approval of this application.
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CITY OF SCAPPQOSE
34485 East Columbia Avenue, P.O. Box P, Scag?oose, Qregon 97056
(503) 543-7184 (phone} (503) 543-5679 (fax)

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

application packet.

Applicant: Owner_Y)/| 'A
Mailing Mailing
Address: Address:_{1] / A
City State Zip City State Zip
Phone: Fax: Phone: _N/#4 Fax_) /2

Property Address or Location:_{) # A
Tax Account Number: {) / A

Is a pre-application conference required: if required, pre-application conference date: q Z2 éz 06

if pre-application conference is waived, the applicant must sign here: {1 / F)

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

n/A
Signature of Applicant Signature of Owner
To be completed by City Staff:
Date application was submitted: Amount of Fee paid: Receipt Number:

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




Applicant

Sierra Pacific Communities
Ed Freeman

P.O. Box 1754

Lake Oswego, OR 97035

c%% | d. 5. 07
AN

Signature Date
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www.dunntraffic.com

EJunn

-4 TRAFFIC ENGINEERING

April 6, 2007 Project # 0054.0

Brian Varricchione

City Planner & Assistant City Engineer
City of Scappoose

33568 E. Columbia Avenue
Scappoose, OR 97056

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

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

Background on Transportation Planning Rule

Division 12 of the Transportation Planning Rule (OAR 660-012) gives the Oregon Department of Land
Conservation and Development (DLCD) the power to interpret and implement Statewide Planning Goal
12-(Transportation). ~Section 660-012-0060 of the T PR -provides specific language on-how to deal with
any plan and land use regulation amendments. This section of the TPR states the following:

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

(a) Change the functional classification of an existing or planned transportation
facility {(exclusive of correction of map errors in an adopfted plan);

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

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

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

7505 SE 32nd Avenue, Portland, OR 97202 & rroNe 503.774.2669 @ rax 503.774.8000
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(B) Reduce the performance of an existing or planned transportation facility
below the minimum acceptable performance standard identified in the TSP or
comprehensive plan; or

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

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

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

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

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

To estimate a reasonable worst-case trip generation for a hypothetical development under the proposed
PUA-MU zone, several assumptions had to be made. First, the land uses that will be allowed within the
proposed PUA-MU zone support a pattern of airport-related, home-based, businesses located on owner-
occupied lots. For this reason, the ITE trip generation rates for Single Family Detached Homes (ITE
Code #210) were assumed to apply fo development within the PUA-MU zone. Any other ITE land use
category would either generate less trips (as is the case for other types of residential uses) or trips that
are already consistent with the current PUA zone (such as industrial type businesses). It was also
assumed for this analysis that 15 percent of the gross acreage of the hypothetical development site would
be set aside for public streets and right-of-way, possible protection of wetland areas and riparian habitats,
the need for neighborhood park space, and the possible presence of community hangers. Of the 50
gross acres, this would leave 42.5 acres of net developable property. Finally, one last assumption was
made that the owner-occupied properties within the development would average one-half acre in size.
Although the text amendment language for the proposed PUA-MU zone ailows for a minimum lot size of
10,000 square feet, it is likely there will be demand for much larger sized parcels, beyond 10,000 square
feet, to create airport-related, home-based, businesses which may include on-site features such as
private work spaces, private hangers, and/or taxiways located at the rear of the properties to provide
access the airport runways. It is also important to note that the proposed text amendments for the new
PUA-MU zone include language that requires each subdivision application to go through a conditional use
permit process with the City. The City is not likely to approve a subdivision with only 10,000 square-foot
lots. Based on all of these assumptions, the 42.5 acres of net developable property developed at an
average density of one-half acre lots, yields a total unit count -of 85 residences. Based on ITE trip rates
for single-family detached homes, this translates into 813 average daily vehicle trips, 64 weekday a.m.
peak hour trips, and 86 weekday p.m. peak hour trips.
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The results of the trip generation estimates for the PUA and PUA-MU development scenarios, including a
comparison between the two, are provided in Table 1 below. As demonstrated by this table, the
proposed PUA-MU zone has the potential fo generate approximately 313 more average daily vehicle trips
than development under the current PUA zone. But more importantly, the proposed PUA-MU zone has
the potential to generate less traffic during both the weekday a.m. and p.m. peak hours, which are the
time periods critical for determining impacts on the capacity of the surrounding street network, and thus,
compliance with the Transportation Planning Rule.

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

Average Weekday Weekday
Daily AM Peak PM Peak

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

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

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

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

Conclusions and Recommendations

Based on the findings of this letter, the weekday a.m. and p.m. peak hour trip-generating potential for
developments built under the proposed PUA-MU zoning will be less than developments built under the
current PUA zone, thus, demonstrating there will be no “significant effect” on the existing or planned
transportation network.  Therefore, compliance with the Transportation Planning Rule has been
demonstrated. If you have any questions or comments regarding the assumptions, analyses, or findings
‘contained this letter, please contact<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>