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COLUMBIA COUNTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON 97051

(503) 397-1501

t1L-Zsop3q-PLAh

General Application File No Dk JLI

GENERAL LAND USE PERMIT APPLICATION
TYPE OF PERMIT: _ Zone Change Temporary Permit

X Site Design Review Resource Management Plan

Othe

APPLICANT: Name: Laura Rooue on behalf of Udell Enoineerino and Land Survevi LLC

Mailing address : 63 E. Ash Street Lebanon. OR 97355

Phone No.: Office (541) 990-8661 Home laurallaroque@gmail.com

Are you the 

-property 

owner? X owner's agent?

PROPERW OWNER: same as above, OR:
grna-r I B.t d\-ra. llAW |-WLLName: Brian on behalf of Scion Lumber LLC -

Mailing Address: P.O. Box 157, Sheridan, OR 97378

PROPERTY ADDRESS (if assig unassig ned address; 07-05-12 T ax Lot 242

fu,1.

TA)( ACCOUNT NO. . A7-05-12TaxLot202 Acres: -49-acres 7ep; RIPDng:

Acres Zoning

Acres:_-- Zoni

PRESENT USES: (farm, forest, bush, residential, etc.)
Use: Approx. Acres

-49-acresFormer Clatskanie Mill Site

Total acres (must agree with above)

S:\Planning Division\FORMS\Application Forms\Site Design Review Application.wpd

-49-acres

Updated 11118102



General Application

PROPOSED USES:

rire No.lX )Ll-03

feeilitywith associated site, utility, and access improvements in the Rural lndustrial Planned
uevelopment (Kll'u) Lone

WATER SUPPLY: X Private well.

Community system.

ls the well installed? X Yes No

Name

METHOD OF SEWAGE DISPOSAL: 

-Community

Sewer. Name

x u3li3$f"13li
lf Septic, does the subject property already have a system? X Yes 

-No
lf no, is the property approved for a Septic System?-Yes 

- 

No

CONTIGUOUS PROPERW: List all other properties you own which have boundary lines touching
this property:

Tax Account No. Acres Co-owners

Not applicable

CERTIFICATION:
I hereby certify that all of the above statements, and all other documents submitted, are accurate and

true to the best of my knowledge and belief.

Date, 1, ZI .7oz-3 Signature:

NQTE: Please attach an accurate and detailed plot pla

pioposed structures, location of septic tank and drainfie
uding property lines, existing and

ld, farm - forest areas, large natural features

(cliffs, streams, etc.).
++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++++

Planning DePartment Use Onlv

Date Rec'd
q/at a3 Hearing Date:

Or: Administrativetoltlz3
Stormwater & Erosion Control Fees > 'rovReceipt

++++ ++++++++++++

s:\Planning Division\FoRMS\Application Forms\site Design Review Application'wpd Updated 11118102
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Columbia County Web Map
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Scion Lumber DR 24-03 Zoning Map
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YPE tI . SITE DESIGN REVIEW APPLCIATION

Request:

Submitted to

Applicants/Property Owners:

Applicant's Representatives:

Site Location:

Columbia County Assessor's Map No

Site Size:

Existing Land Use:

Zone Designation:

Surrounding Zoning:

Surrounding Uses

Site Design Review of a new -55,000 sf manufacturing

facility and associated site improvements.

Columbia County

Planning Department

445 Port Avenue

St. Helens, Oregon 97051

Brian Myers on behalf Scion Lumber LLC

P.O. Box 157

Sheridan, OR 97378

503-843-4455/brian.mwlinc@gmail.com

Udell Engineering and Land Surveying, LLC

63 E. Ash Street

Lebanon, OR 97355

Contact

Email:

Phone:

North

South

East:

West:

North

South

East:

West:

Laura LaRoque

laura @ udelleng.com

Unassigned Address

07-05-1,2 Tax Lot 202 (Account No. 441416)

-49-acres

Unimproved; former Clatskanie Mill Site

Resource lndustrial - Planned Development

(s41) 990-8561

Primary Forest Zone - 80

Primary Forest Zone - 80

Primary Forest Zone - 80

Primary Forest Zone - 80

Elliott Road / Forest

Forest

Rural Residential / Forest

Rural Residential / Forest

23-1,27 Scion Lumber LLC

o70s1200202

Site Design Review

September 21,,2023

Page 1 of 45UHFT$



Suvvenv

The subject property is approximately 48.62 acres, identified as Township 7N, Range 05W Section 12Tax

Lot2O2,andlocatedbetweenElliottRoadandHighway4T,westof PalmHill Road. ltwasformerlythe
Clatskanie Mill Site which operated from the late 1970s until 2017. Much of the infrastructure that

supported the old mill remains in place, is functional, and will be utilized for the proposed new construction:

a 14.6-acre paved yard, stormwater settling, detention, and infiltration ponds, paved access roads, a shop

building, septic system, and domestic water system.

ln June 2O22,through the adoption of Ordinance No. 2022-2, the Columbia County Board of Commissioners

amended the Columbia County Comprehensive Plan from Forest Resource to Resource lndustrial and the

Zoning Map from Primary Forest (PF-80) to Rural lndustrial Planned Development (RIPD) requested for PA

22-Ot andZC22-01, pursuant to the provisions in Oregon Revised Statues (ORS) 197.719 for abandoned or

diminished mill sites. These amendments did not require an Exception to Statewide Land Use Planning

Goal3 (Agricultural Land), Goal4 (Forest Land and Goal14 (Urbanization)becausethe propertyis intended

to reestablish the manufacturing and processing of a range of wood products for retail and private label

end users and for wholesale lumber production.

Scion Lumber LLC now seeks approval for the construction of an approximately 55,000 square foot wood

products manufacturing and processing facility with associated site, utility, and access improvements in the

Rural lndustrial Planned Development (RIPD) Zone.

Revrew CnrentR & Fttrrotrues - MBIA COUNTY ZONING ONOIruRruCE:

The proposed facility and associated site improvements are located within the RIPD zone. These elements

are addressed in findings for:

o Columbia County Zoning Ordinance (CCZO)

o Section 680 Rural lndustrial Planned Development (RIPD)

o Section 1"550 Type llSite Design Review

o Section 200 General Provisions

o Section 1170 Riparian and Wetlands Overlay

o Section 1313 CommercialSigns

o Section l-400 Off Street Parking and Loading Requirements

o Section 1450 Transportation lmpact Analysis

overlay zones are addressed for allelements of the proposal in findings for:

o Columbia County Zoning Ordinance (CCZO)

o Section 1100 Flood Hazard

o Section 1120 Sensitive Bird Habitat

23-127 Scion Lumber LLC

07051200202

Site Design Review

September 21,,2023

Page2 of 45u*€r$



o Section 1130 Historic Overlay

o Section 1170 Riparian Corridors

o Section 11-80 Wetland Areas

o Section 1185 NaturalArea Overlay

o Section 1190 Big Game Habitat

o Section 1603 Quasi-judicial Public Hearings

e County Stormwater and Erosion Control Ordinance

Section 680 Resource lndustrial-Planned Development (RIPD)

681 Purpose:

The purpose of this district is to implement the policies of the Comprehensive Plon for Rural lndustriol Areas.

These provisions are intended to occommodote rural ond natural resource reloted industries which:

.L Are not generolly labor intensive;

.2 Are lond extensive;

.3 Require a rurol locotion in order to toke odvantage of adequate rail ond/or vehicle ond/or deep

woter port and/or oirstrip occess;

.4 Complement the choracter ond development of the surrounding rurol area;

.5 Are consistent with the ruralfacilities ond services existing ond/or plonned for the areo; ond,

.6 Will not require facility and/or service improvements ot significant public expense.

683 Uses Permitted Under Prescribed Conditions: ,

The following uses moy be permitted subject to the conditions imposed for eoch use:

.2 Monogement, production, and horvesting of forest products, including wood processing ond reloted

operations.

Finding 1: The proposed facility for manufacturing and processing of wood products falls within the

category of permitted uses noted above.

A. The requested use conforms with the gools ond policies of the Comprehensive Plon specificolly those

policies regarding rural industriol development ond exceptions to the rural resource lond goals ond

policies.

Finding 2: Th is application proposes development of an ind ustrial facility and associated site im provements,

For development within the RIPD zone, applicable goals and policies are specified as related to rural

industrial development and the relevant Port Westward exception statement. These policies include:

o Part X. Economy

r Part Xll. lndustrialSiting
23-127 Scion Lumber LLC

01051200 202

Site Design Review

September 21,,2023

Page 3 of45Ikqt$



PART X- ECONOMY

Gools:

1. To strengthen ond diversify the economy of Columbio County ond ensure stoble economic growth.

Finding 3:The proposed facility will require a significant amount of construction activity, resulting in high-

paying construction jobs to build the project for approximately 18 months. Once built, the facility will

employ office, management, and operations staff, at the following estimated staffing levels:

ln addition to the on-site employees, the project will also result in supportive jobs such as those related to

transportation of materials tofrom the site. Employees are also likely to patronize area businesses in and

around Clatskanie, creating new indirect employment opportunities in surrounding areas. Products to

support this facility will be imported via ground transportation from beyond the County, further

contributing to economic growth in the immediate area and beyond.

A significant investment will be made to construct and operate an industrial facility, broadening the

County's employment base.

2.To utilize Columbia County's naturol resources ond advontoges for expanding ond diversifying the

economic base.

Finding 4: The proposed facility will utilize natural resources (wood products) and skilled labor found

throughout the region and distribute products via established transportation corridors. Proximity to raw

resources, skilled workforce, and the existing supporting infrastructure were the primary advantages during

the site selection process.

Policies: lt sholl be a policy of the County to:

1. Encouroge the creation of new ond continuous employment opportunities.

Finding 5: As noted above, following construction of the proposed facility, it will provide direct employment

opportunities for office, management, and operations staff with approximately 35 new jobs and is

anticipated to result in supportive jobs at area companies. The approximately 1S-month construction

duration is also expected to create temporary construction jobs on site.

2. Encourage o stable and diversified economy.

Finding 6: The proposed facility will increase the size and value of the County's industrial sector, which is

an important part of Columbia County's overall economic base. The proposed development is planned to

23-1,27 Scion Lumber LLC

07057200202

Site Design Review

September 21,2023

Page 4 of 45

Esti mated Staffing Levels

Weekdays Weekends

office/Mgt. shift 1 shift 1

8:00 AM - 5:00 PM 8:00 AM - 5:00 PM 8:00 AM - 5:00 PM

3 32 32
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be a long-term facilityto support manufacturing and processing of wood products on the site, showing a

long term and stable commitment to the regional economy.

3. Reflect the needs of the unemployed ond of those persons who will enter the labor market in the future.

Finding 7: The approximately 35 jobs created by the project will be family wage jobs, as opposed to lower-
paying retail and consumer-facing service sector jobs.

8. Preserve voluoble industrial sitesfor industriol uses.

Finding 8: The proposed industrial project is proposed to be constructed on land zoned Resource lndustrial

- Planned Development (RIPD). lndustrial use is consistent with the zone.

12. Encourage new industriol growth within the urbon areos so os to utilize existing public focilities.

PART XII- INDUSTRIAL SITING

INDUSTRIAL DEVELOPMENT: GOALS AND POLICIES

Goals

1. To strengthen ond diversify the economy of Cotumbio County and ensure stoble economic growth.

Finding 9: The proposed facility will require a significant amount of construction activity, resulting in high-

paying construction jobs to build the project. Once built, the facility will employ approximately 35 office,

management, and operations staff. ln addition to the on-site employees, the project will also result in
supportive jobs such as those related to transportation of materials to/from the site. Employees are also

likely to patronize area businesses in and around Clatskanie.

3. To encourage industrial growth in Columbia County to diversify its economy. New industry should be

located to toke moximum odvantoge of existing public and privote investments.

Finding 10: The proposed manufacturing and processing facility will result in both construction and ongoing

operational jobs, which helps improve economic diversification and results in local property tax revenue.

The site's location allows thefacilityto take advantage of a former industrialsite and established site and

area infrastructure.

Policies: lt sholl be policy of the County to estoblish, implement, ond mointain an industriol development
program thot:

1. Encouroges the creotion of new and continuous employment opportunities.

Finding 11: As noted above, following construction of the proposed facility, it will provide approximately

35 employment opportunities for office, management, and operations staff and is anticipated to result in

supportive jobs at area companies.

1L. Directs industries that are either lond extensive, resource reloted, marine reloted, ond/or incompotible
with urban populotions to those sites which ore oppropriate to the use and ore currently zoned for that use.

23-1.27 Scion Lumber LLC

07057200202

Site Design Review

September 21,2023
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Finding 12: As detailed above, the proposed facility is land extensive (requiring 49 acres) and incompatible
with urban populations. The facility will perform industry operations and are thus appropriate outside
urban locations. The site's location in the RIPD zone is consistent with this policy.

RESOURCE INDUSTRIAL DEVELOPMENT: GOALS AND POLICIES

Gool: lt is a goal of the County to provide for industrial development on rurol londs when such development
can be shown to support, utilize, or in some monner be dependent upon, the natural resources of the orea.

Finding 13: The County has provided for industrial development by adopting the RIPD zone. The proposed

facility will utilize natural resources (wood products). As such the project is consistent with the intended
and allowed uses of the zone and is consistent with this goal.

Policies: It sholl be a policy of the County to:

3. Restrict industriol development on lond zoned Resource lndustriol Planned Development to those uses

thot:

A. Are not generally lobor intensive;

B. Are land extensive;

C. Are located with odequate rail ond/or vehicle ond/or deep water port ond/or airstrip occess;

D. Complement the choracter and development of the surrounding areo;

E. Are consistent with the rurolfocilities ond existing ond/or plonned for the oreo; ond,

F. Will not require facility and/or service improvements ot public expense; or,

Finding 14: Policies 34 through 3F are nearly identical to the purpose statement outlined in CCTO Section

681, above. Responses to that section were provided earlier in this report which demonstrate how the
proposed facility is consistent with the purpose of the RIPD zone. Those responses are incorporated herein

by reference.

G. Are not oppropriate for location within Urbon Growth Boundories due to their hazordous noture.

Finding 15: The proposal is for construction of an approximately 55,000 square foot wood products

manufacturing and processing facility with associated site, utility, and access improvements in the Rural

Industrial Planned Development (RIPD) Zone.

ln June 2022,through the adoption of Ordinance No.2O22-2, the Columbia County Board of Commissioners

amended the Columbia County Comprehensive Plan from Forest Resource to Resource lndustrial and the
Zoning Map from Primary Forest (PF-80)to Rural lndustrial Planned Development (RIPD) requested for PA

22-OL andZC22-0t pursuant to the provisions in Oregon Revised Statues (ORS) 197.719 for abandoned or
diminished millsites.

PART XIII - TRANSPORTATION

Objectives:

1-. To moximize efficient use of tronsportotion infrastructure for all users and modes.

23-127 Scion Lumber LLC

07057200202

Site Design Review

September 21,,2023
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lt*Er$



Finding 16: The project will be served by existing highway transportation infrastructure.

Policies:

2. The dedicotion of adequate rights-of-woy to meet the standards set in the Transportotion Plan shall be

required of ony person seeking o Zone Change, Conditional Use Permit, Subdivision, or Portition. [...].

Finding t7: AZone Change, Conditional Use Permit, Subdivision, or Partition are not being reque.sted as

part of this application for the development of the facility. Therefore, this policy is not applicable.

3. All expanding or new development sholl contribute a fair ond proportionate shore toward appropriote
offsite improvements to county roads whenever o development results in o mojor increose in traffic on on

existing county rood.

Finding 18: As discussed in the Transportation lmpact Analysis (Attachment C), access to the site would be

provided via Miller Station Road to Highway 47 with emergency access via Elliot Road to Palm Hill Road.

Existing lane configurations and intersection controls at study intersections can be described as follows:

the approach to Highway 47 is wide, allowing for oversized trucks to turn around; the width would allow
left-turning vehicles to operate in a separate approach lane that right-turning vehicles. The Miller Road

approach is stop controlled.

The proposed development is a pallet manducating facility which will employ 30 to 35 people in a single

shift. Future trips generated by the project were forecast using trip generation rates found in the LLth

Edition of The Trip Generation Manual (lTE, 2021). Land use code 140, manufacturing, was used to calculate

the trips that would be generated by the proposed development. The proposed facility is anticipated to
generatellp.m.peakhourand2t6dailytrips. Basedonthisanalysis,theTlAdoesnotrecommendany
mitigation strategies because of the proposed facility.

4. County will manoge dccess to roodways to reduce congestion ond conflicting trovel potterns. The County

will work with the Oregon Deportment of Tronsportotion (ODOT) to limit the number of access points onto
Principol Arterials. Direct access to U.S. Highwoy 30 will be limited as much os is procticol in order to reduce

the potentiol for congestion ond conflicting troffic patterns which would disrupt the flow of troffic.

Finding 19: The project will not have direct access onto Highway 30 or Principal Arterials. Therefore, this
provision is not applicable.

20. The County will coordinote tronsportotion ond lond use planning and decision-making with other
transportotion agencies ond public service providers, such as ODOT, cities within the County, and the Port,

when their facilities or services may be impacted by o county decision or there moy be opportunities to

increase the efficiency and benefits of a potential improvement.

Finding 20:As part of its evaluation of land use applications including this one, the County coordinates with

affected agencies and partners. ln addition, the development team has coordinated with the County and

ODOT staff with respect to site design and transportation analysis prior to submitting this application.

PART XIV - PUBLIC FACILITIES AND SERVICES

Policies

23-L27 Scion Lumber LLC

07051200202

Site Design Review

September 21,2023
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.L Require that adequote types ond levels of public facilities be provided in advance of or concurrent

with development.

Finding 21: The subject property already contains multiple public and private facilities including PGE

electrical generating facilities, utilities, drainage facilities, electrical transmission lines, and associated

support facilities. The project will be served by existing roadway transportation infrastructure. Based on

TlA, no mitigation strategies are recommended because of the proposed facility. Taken together, these

conditions provide adequate types and levels of public facilities for the proposed project.

.2 Require that the level of facilities ond [sic] provided be oppropriote for, but limited to, the needs ond

requirements of the areo(s)to be served. The types and level of public focilities ollowed within Rural

Residential, Rural Center, Existing Commerciol, ond Rurol lndustriol oreos ore:

A. Public or community woter systems.

B. Public or community sewoge systems.

C. Collector ond/or orterial street systems.

D. Fire protection by o rural fire protection district, or an equivolent level of service.

Finding 22:fhesite is within a Rural lndustrial zone (Rural lndustrial - Planned Development). The subject

property is served by a private water well system that will be licensed by the Oregon Health Department

as a Public Water System, a private onsite wastewater system, local roads, and the Clatskanie Rural Fire

Protection District, consistent with this policy. No expansions to these systems are proposed or required

for this project.

4. Encouroge new development on londs within urbon growth boundories or built and committed exception

oreos.

Finding 23: The site is outside an urban growth boundary but is within the RIPD zoning district that was

created to accommodate industrial development. The proposed development is consistent with this policy.

13. Support o levelof fire sofety ond service in alloreos of the County sufficientto minimize the risk of fire
damage to life and property.

Finding 24:The site's Iocation within the Clatskanie Rural Fire Protection District capitalizes on the district's

experience to ensure appropriate levels of fire protection.

PART XV _ ENERGY CONSERVATION

Policies

3. The County sholl encouroge the development of recycling focilities ond the use of recycled resources.

Finding 25: The proposed wood products facility will primarily produce wood pallets. Wood packaging

products have the highest rate of recycling than any other form of packaging. As a natural resource, the

wood pallet is considered sustainable, as it requires less energyto produce. The biofuel, carbon storage

and substitution effects reduce the carbon footprint of wood products. ln fact, these effects together are

23-727 Scion Lumber LLC

07051200 202

Site Design Review

September 21.,2023
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almost always greater than the manufacturing carbon, so the overall carbon effect of using wood products

is a negative carbon footprint (i.e., carbon credit or storage).

Contd. 683 Uses Permitted Under Prescribed Conditions:

B. The potentiol impoct upon the areo resulting from the proposed use has been addressed and ony odverse

impact will be able to be mitigoted considering the following foctors:

.L Physiologicol chorocteristics of the site (i.e., topography, droinoge, etc.) ond the suitability of the

site for the porticulor lond use and improvements;

Finding 26: The site is relatively flat, with existing elevations that vary by less than 17 feet across the entire

production facility site, which is idealfor large industrial development. The site is protected from flooding

by associated stormwater conveyance and pumps and is therefore adequately drained. As detailed in the

preliminary stormwater report (Attachment B), sufficient infrastructure is in place or proposed to collect,

treat, and infiltrate runoff. The site was previously utilized for industrial development for many years and

the proposed use is appropriate given the site and locational characteristics.

One existing detention pond (southeast portion of the site) is classified as a PUBHx (freshwater pond)on

the National Wetland inventory. Based on aerial imagery, the pond has been visible since 1994. lt lies in

area mapped as Anunde soil, well drained and not hydric. The footprint of the pond is less than one acre.

Per Oregon Revised Statute 141-085-0515, (1) ponds less than 1 acre constructed from upland or (2) ponds

constructed for stormwater treatment are considered Artificially Created Wetlands and exempted and

either the Department of State Lands or U.S. Army Corps of Engineers have jurisdiction of this pond.

.2 Existing land uses and both privote and publicfocilities and services in the area;

Finding 27:The subject property is the former Clatskanie Mill site and Much of the infrastructure remains

in place and functional: a 14.6-acre paved yard, stormwater settling, detention, and infiltration ponds,

paved access roads, a shop building, septic system, and domestic water system. The existing adjacent uses

are not likelyto be negatively impacted bythe proposed industrial use due to the applicable County land

use regulations and permit standards, fire code provisions implemented by the Clatskanie Rural Fire

Protection District, and multiple state and Federal permits which will need to be obtained priorto beginning

operation of the facility. The proposed site development is consistent with existing land uses and available

facilities and services.

.j The demonstroted need for the proposed use is best met ot the requested site considering allfactors

of the rural industrial element of the Comprehensive Plon.

Finding 28: The goals and policies of the Comprehensive Plan's rural industrial element were addressed

above. As explained, the project is consistent with allthe applicable rural industrialgoals and policies, and

the site is suitable for the proposed use given the existing services available to serve rural industrial

development at the site.

C. The requested use can be shown to comply with the following standards for ovailable services:
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.1 Woter sholl be provided by an on-site source of sufficient copocity to serve the proposed use, or o

public or community water system capoble of serving the proposed use.

Finding 29: The site is served by private water systems that utilize an existing well. As illustrated in

Attachment A, Sheet C400, a connection to the existing water supply will be made to the west of the

proposed modular office and restroom buildings. A water flow test and samples are being performed and

results will be provided once they are available. Ultimately, lab results will dictate the types of treatment

the system may need and proposed treatment(s) will be reviewed in association with construction permits.

Daily water demand for this industrial operation is 8.L gallons per minute for equipment and 3,765 gallons

per day for daily use. Daily water demand is calculated based on water needs for approximately 400

minutes per day for equipment and domestic water usage based on 15 gallons per day, per employee (35)

for a total of 525 gallons per day. The estimated water demand is less than the Oregon Water Resource

Department's allowance of 5,000 gallons per day for an industrial operation. Therefore, no water right

anticipated. The domestic water flow rate is between 5-10 gallons per minute. Therefore, the total flow

required for the site is 13.1 to 18.1- gallons per minute.

.2 Sewoge will be treoted by o subsurfoce sewage system, or o community or public sewer system,

opproved by the County Sonitorion ond/or the State DEQ.

Finding 30: As illustrated on Attachment A, Sheet C400, discharge from domestic use within buildings will

be treated via the existing septic drain field pending results of on-site system evaluation. The applicant will

obtain all necessary permits from County Sanitarian and/or the Oregon Department of Environmental

Quality, as applicable.

.3 Access will be provided to a public right-of-way constructed to standords capable of supporting the

proposed use considering the existing level oJ service ond the impacts coused by the plonned

development.

Finding 31: As discussed in the Transportation lmpact Analysis (Attachment C), access to the site would be

provided via Miller Station Road to Highway 47 with emergency access via Elliot Road to Palm Hill Road.

Existing lane configurations and intersection controls at study intersections can be described as follows:

the approach to Highway 47 is wide, allowing for oversized trucks to turn around; the width would allow

left-turning vehicles to operate in a separate approach lane that right-turning vehicles. The Miller Road

approach is stop controlled.

The proposed development is a pallet manducating facility which will employ 30 to 35 people in a single

shift. Future trips generated by the project were forecast using trip generation rates found in the 11th

Edition of The Trip Generation Manual (ITE,2021). Land use code 140, manufacturing, was used to calculate

the trips that would be generated by the proposed development. The proposed facility is anticipated to

generate 11- p.m. peak hour and 21"6 daily trips. Based on this analysis, the TIA does not recommend any

mitigation strategies because of the proposed facility.

.4 The property is within, and is copable of being served by, a rurolfire district; or, the proponents will

provide on-site fire suppression focilities capable of serving the proposed use. On-site focilities sholl

be opproved by either the State or local Fire Morsholl
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Finding 32: The site is within the Clatskanie Rural Fire Protection District. The proposed on-site fire
protection facilities will be designed per Oregon Fire Code standards, NFPA 1142 "Standard on Water

Supplies for Suburban and Rural Firefighting", and industry best practices and will be reviewed and

approved bythe Fire Marshalpriorto utilization, consistentwith a proposed condition of approval.

.2 Accessory buildings moy be allowed if they fulfill the following requirements:

A. lf attoched to the main building or separoted by a breezeway, they sholl meet the front and side

yard requirements of the main building.

B. lf detoched from the moin building, they must be locoted behind the moin building or a
minimum of 50 feet from the front lot or porcel line, whichever is greoter.

C. Detoched occessory buildings shall have a minimum setback of 50 feet from the reor and/or

side lot or parcel line.

Finding 33: As shown on Attachment A, Sheet C103, Detail 1, the proposed detached modular office and

restroom facilities that are greater than 50 feet from the front parcel line.

.3 Signs as provided in Chopter 1"300

Finding 34: Prior to sign installation, all necessary permits will be obtained and submitted to County staff

for review where required by code.

Off street parking and looding os provided in Chopter 1400.

Finding 35: The proposed use complies with applicable parking and loading standards, as discussed below

in the responses to Section 1400, below.

Contd. Section 680 Resource lndustrial-Plonned Development (RIPD)

685 Standords:

.1 The minimum lot or porcel size for uses ollowed under Section 682 shall be 38 ocres.

Finding 36: The proposed use is allowed under CCZO Section 683 rather than CCZO Section 682. Therefore,

the 38-acre minimum parcel size does not apply. Even if it did, the area of the subject site is approximately

49 acres, thereby exceeding this standard.

.2 The minimum lot or porcel size, overoge lot or parcel width and depth, and setbocksfor uses allowed

under Section 683, sholl be established by the Plonning Commission, ond will be sufficient to support

the requested rural industrial use considering, at o minimum, the following factors:

A. Overall scope of the project. Should the project be proposed to be developed in phoses, all

phases shall be considered when estoblishing the minimum lot size.

Finding 37: The site for the production facility will have an area of approximately 49 acres. As illustrated in

the proposed site plan (Attachment A, Sheet C103), this size is sufficient for facility operations, including

office, warehouse, production areas, on-site circulation, log storage areas, detentionfire suppression
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ponds, and wastewater treatment. The project is not proposed to be developed in phases. This standard is

met.

B. Space required for off-street parking ond looding ond open spocer os required.

Finding 38: Parking requirements in the CCZO are set forth in Section 1400. As discussed in the response to

that section, 35 parking spaces are proposed, which complies with the 35-space minimum requirement for

the proposed manufacturing use. ln addition, loading docks, together with multiple outdoor storage areas

and loading/unloading areas are proposed. This standard is met.

C. Setbacks necessory to odequotely protect adjocent properties.

Finding 39: As depicted on Attachment A, Sheet C103, expansive setbacks from proposed log storage area,

parking lot and structures and adjacent property developed with residential dwellings is proposed.

Proposed setbacks are appropriate for the proposed use in this site context. Additional existing natural

vegetation will be retained as screening along property lines abutting residential development. This

standard is met.

.3 Access shall be provided to o public right-of-way of sufficient construction to support the intended

use, os determined by the County Roodmoster.

Finding 40: As discussed in the Transportation lmpact Analysis (Attachment C), access to the site would be

provided via Miller Station Road to Highway 47 with emergency access via Elliot Road to Palm Hill Road.

Existing lane configurations and intersection controls at study intersections can be described as follows:

the approach to Highway 47 is wide, allowing for oversized trucks to turn around; the width would allow

left-turning vehicles to operate in a separate approach lane that right-turning vehicles. The Miller Road

approach is stop controlled.

The proposed development is a pallet manducating facility which will employ 30 to 35 people in a single

shift. Future trips generated by the project were forecast using trip generation rates found in the 11th

Edition of The Trip Generation Manual If E,2021). Land use code l-40, manufacturing, was used to calculate

the trips that would be generated by the proposed development. The proposed facility is anticipated to

generate 1-1 p.m. peak hour and2L6 dailytrips. Based on this analysis, the TIA does not recommend any

mitigation strategies because of the proposed facility.

686 Review Procedures:

The Plonning Commission sholl review, in occordonce with Section 1600, all requests made pursuant to

Section 68i to assure thot:

.1 .The use conforms to the criterio outlined in Section 681.

.2 The conditions outlined in Section 683 can be met.

.3 The Design Review Boord or Plonning Commission reviewed the request and found it to comply with

the stondords set out in Section 1550 and the minimum lot or porcel size provisions set out in Section

684.
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Finding 41: The County Board of Commissioners has taken jurisdiction of the hearing consistent with

Ordinance 91-2. Findings reviewing Sections 681, 683, 684, and 1550 are included in this report.

Section 1-550 Site Design Review

The Site Design Review process sholl opply to oll new development, redevelopment, exponsion, or

improvement of all community, governmentol, institutional, commercial, industriol and multi-family

residentiol (4 or more units) uses in the County.

1551 Types of Site Design Review:

B. Type 2: Projects, developments ond building exponsions which meet ony of the following criterio:

1. Have on area of 5,000 sq. ar more or ore 10% or more of the squore footoge of on existing structure.

2. Chonge the cotegory of use (e.9., commercialto industrial, etc.).

3. New off-site advertising signs or billboards.

4. Any project meeting any of the Type 2 criterio shall be deemed o Type 2 Design Review opplicotion.

Finding 42: The proposed development within the RIPD zone is classified as a Type 2 project since it affects

more than 5,000 square feet. An application for a Type 2 Design Review approval has been submitted for

review; therefore, this standard is met,

1-552 Design Review Process:

The Planning Director shall review and decide all Type 1 Site Design Review opplicotions. The Plonning

Commission shall review all Type 2 Design Review applicotions. Applicotions sholl be processed in

accordonce with Sections 1600 ond 1700 of this ordinance.

Finding 43: The proposed development is classified as a Type 2 project since it affects more than 5,000

squarefeet. AType2DesignReviewapproval isrequested.TheCountyBoardof Commissionershastaken

jurisdiction of this review consistent with Ordinance9I-2. This standard is met.

1-553 Pre-a pplication Conference:

A pre-applicotion conference is required for all projects opplying for o Site Design Review, unless the Director

or his/her designate determines it is unnecessory. The submittol requirements for eoch opplication ore os

defined in this section ond the standards of the opplicoble zone will be determined and explained to the

applicant ot the preopplicotion conference.

Finding 44: A pre-application conference for this application was held with County staff on July 26,2023.

1554 Pre-application Conference Committee:

The committee sholl be oppointed by the Plonning Director and shall consist of ot leost the following officials,

or their designoted stoff members. Only affected officials need to be present ot eoch pre-applicotion

conference.

A. The County Plonning Director.

23-127 Scion Lumber LLC

07051200 202

Site Design Review

September 21,2023

Page 13 of45u#r$



B. The County Director of Public Works.

C. The Fire Morshalof the oppropriote RurolFire District.

D. The County Building Official.

E. The County Sonitarian.

F. A city representative, for projects inside Urban Growth Boundories.

G. Other oppointees by the Plonning Director, such os an Architect, Londscope Architect, reol estote

ogent, oppropriate officials, etc.

Finding 45: This is a Type 2 Design Review. A Pre-application conference was held on July 26,2023. Notice

of this pre-application meeting was sent to the County Public Works Department, Columbia River Fire and

Rescue, the County Building Official, County Sanitarian, and the development team. Therefore, the criteria

in Sections 1551.8, 1552 and 1553 have been met.

1554 Submittal documents:

The following documents, when opplicable, are required for a Site Design Review. The scope of the drowings

ond documents to be included will be determined at the preapplication conference by the Pre-applicotion

Conference Cammittee, ond a Site Design Review Submittol Checklist will be given to the applicant,

documenting which items ore deemed not opplicoble or not necessary to determine compliance with County

ond Stote stondords, with a short explanation given for eoch item so determined.

A. History.

B. Project norrotive.

C. Existing site plan.

D. Proposed site plon.

E. Groding plan.

F. Drainoge plan.

G. Wettand mitigotion plon. Gool 5 Resource Protectibn Plons (streams, wetlands, riparian oreos,

naturol areos, fish and wildlife hobitot).

H. Londscaping plan.

l. Architecturalplons.

J. Sign drowings.

K. Access, porking, ond circulotion plan.

L. lmpact ossessment.

M. Site Design Review Submittal Checklist.

Finding45: ltems A, B, C, D,E,F, G, H, l, J, K, L, and M have been included in the application submittal.
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1560 Existing Site Plan:

The degree of detoil in the existing site plon shall be appropriate to the scale of the proposol, or to special

site features requiring careful design. An existing site plon shall include the following, unless it is determined

by the Planning Director thot the informotion is not applicable or is not necessory to determine complionce

with County ond State standards, and a short explanation will be given for eoch item so determined:

A. A vicinity mop showing the locotion of the property in relotion to odjacent properties, roods,

pedestrion woys ond bikewoys, and utility occess. Site feotures, monmade or naturol, which cross

property boundaries ore to be shown.

Finding 47: A vicinity map is included as Attachment A, Sheet Cl-02.

B. A site description mop ot o suitable scole (i.e., L"=l-00'; 1-'=50'; or 1"=20') showing parcel

boundaries and gross area, including the following elements, when opplicoble:

L. Contour lines at the following minimum intervals

o. 2-foot intervals for slopes 0-20%;

b. 5- or 1}-foot intervols for slopes exceeding 20%;

c. ldentificotion of oreas exceeding 35% slope.

2. tn special areos, o detailed slope onolysis may be required. Sources for slope onalysis include maps

locoted ot the lJ.S. Noturol Resources Conservation Service office.

3. Potentiol noturol hozard oreos, including potentiolflood or high ground woter, landslide, erosion

ond drainoge ways. An engineering geologic study may be required.

4. Wetland oreas, springs, wildlife hobitat areos, wooded oreos, ond surfoce features such as mounds

ond lorge rock outcroppings.

5. Streams ond stream corridors.

6. Locotion, species and size of existing trees proposed to be removed.

7. Significont noise sources.

8. Existing structures, improvements, utilities, eosements ond other development.

9. Adjacent property structures ond/or uses.

Finding 48: An existing conditions plan depicting these elements is included as Attachment A, Sheet C101.

1556 Site Plan Submittal and Analysis:

Columbia Countv Stormwater and Erosion Control Ordinance an application and any necessary

supplemental information as required by this ordinance to the Land Development Services Department.

The Planning Director or designate shall review the application and check its completeness and

conformance with this ordinance. Once a Type 2 application is deemed compleie, it shall be scheduled for
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the earliest possible hearing before the Planning Commission. A staff report shall be prepared and sent to

the applicant, the Planning Commission, and any interested party requesting a copy.

Finding 49: A preliminary stormwater report is included as Attachment B.

1561 Proposed Site Plan:

A complete opplication for design review sholl be submitted, including the following plans, which may be

combined, as appropriate, onto one or more drowings, unless it is determined by the Plonning Director that

the informotion is not opplicable or is not necessary to determine complionce with County ond State

stondords, and a short explonotion will be given for eoch item so determined:

1. Site Plan:The site plan shall be drown at o suitable scale (i.e. 1"=L00', L"=50', or 1"=20') and shall

include the following:

L. The applicont's entire property ond the surrounding oreo to o distonce sufficient to determine the

relotionships between the applicant's property ond proposed development ond adiocent properties

ond developments.

2. Boundary lines ond dimensions of the property and oll proposed property lines. Future buildings in

phosed development sholl be indicated.

3. ldentification information, including nomes ond addresses of project designers.

4. Noturolfeotures which will be utilized in the site plon.

5. Location, dimensions ond nomes of oll existing or plotted roods or other public woys, eosements,

ond roilroad rights-of-way on or odjacent to the property, city limits, section lines ond corners, ond

monuments.

6. Locotion ond dimensions of all existing structures, improvements, or utilities to remoin, and

structures to be removed, all drown to scale.

7. Historic structures, os designated in the Comprehensive Plon.

8. Approximate locotion ond size of storm water retention or detention facilities ond storm droins.

9. Locotion and exterior dimensions of all proposed structures ond impervious surfoces.

1-0. Location ond dimension of porking and loading areas, pedestrion and bicycle circulotion, and reloted

occess ways. lndividual porking spoces sholl be shown.

11. Orientotion of structures, showing entrances ond exits.

1-2. All exterior lighting, showing type, height, wottoge, ond hours of use.

1.3. Drainoge, Stormwoter and Erosion Control, including possible odverse effects on odiocent londs.

1.4. Service oreos for woste disposol ond recycling.

L5. Noise sources, with estimoted hours of operation and decibel levels at the property boundaries.
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16. Goot 5 Resource Protection Plons. Indicote how project will protect streoms, wetlonds, riporian

oreos, noturol oreos, ond fish and wildlife habitot from negotive impocts.

L7. A landscoping plon which includes, if opplicoble:

o. Location ond height offences, buffers, ond screening;

b. Location of terroces, decks, shelters, play oreas, ond common open spoces;

c. Locotion, type, size, ond species of existing ond proposed shrubs and trees; ond

d. A norrotive which oddresses soil conditions ond erosion control meosures.

B. Groding Plans: A preliminary groding ptan indicating where ond to whot extent groding will toke place,

including general contour lines, slope ratios, slope stobilizotion proposals, ond natural resource protection

proposols.

C. Architectural Drowings:

L. Building elevations ond sections;

2. Building moterials (color and type);

3. Floor plan.

Finding 50: All submittal applications materials have been included as attachments.

7562 Londscoping: Buffering, Screening and Fencing:

A. Generol Provisions

1". Existing plont materials on o site sholl be protected to prevent erosion. Existing trees ond shrubs

may be used to meet landscoping requirements if no cutting or filling tokes ploce within the dripline

of the trees or shrubs.

Finding 51: As shown in Attachment A, Sheet C101, there are wooded areas along the west, south, and

northwest perimeter of the site. Appropriate erosion control measures will be implemented as depicted in

Attachment A, Sheet C500.

2. Atl wooded areas, significant clumps or groves of trees, ond specimen conifers, ooks, or other lorge

deciduous trees, sholl be preserved or reploced by new plontings of similar size or charocter.

Finding 52: As shown in Attachment A, Sheet C101-, there are wooded areas along the west, south, and

northwest perimeter of the site. As shown on Attachment A, Sheet C103, some of these wood sections will

be left undisturbed.
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B. Buffe ri ng Re quire ments

1. Buffering and/or screening ore required to reduce the impocts on odiocent uses which ore of o

different type. When different uses ore separoted by o right of way, buffering, but not screening,

moy be required.

Finding 53: Adjacent properties to the northwest and northeast are zoned Primary Forest Zone - 80 but

developed with residential dwellings. As depicted on Attachment A, Sheets C102 and C103, existing natural

vegetation provides an adequate landscape buffer from proposed log storage area, parking lot and

structures. This standard is met.

2. A buffer consisfs of on areo within o required setback odjacent to o property line, having a width of

up to 10 feet, except where the Planning Commission requires o greoter width, ond o length equol

to the length of the property line adiocent to the abutting use or uses'

Finding 54: As depicted on Attachment A, Sheet C103, expansive setbacks from proposed log storage area,

parking lot and structures and adjacent property developed with residential dwellings is proposed, This

standard is met.

3. Buffer oreos sholl be limited to utilities, screening, pedestrion ond bicycle poths, and landscoping.

No buildings, roods, or porking areos sholl be allowed in o buffer orea.

Finding 55: As depicted on Attachment A, Sheet CL02 no buildings, roads, or parking are proposed in the

required buffers along the northwest and northeast boundaries. This standard is met.

4. The minimum improvements within o buffer oreo sholl include:

o. One row of trees, or groupings of trees equivalent to one row of trees. At the time of
plonting, these trees sholl not be less thon 10 feet high for deciduous trees and 5 feet high

for evergreen trees, meosured from the ground to the top of the tree ofter planting. Spocing

of trees ot maturity sholl be sufficient to provide o yeor round buffer.

b. ln oddition, ot leost one 5-gollon shrub sholl be plonted for each 100 square feet of required

buffer oreo,

c. The remaining oreo sholl be planted in grass or ground cover, or spread with bark mulch or

other oppropriote ground cover (e.g. round rock). Pedestrion and bicycle poths ore

permitted in buffer oreas.

Finding 56: As depicted on Attachment A, Sheets C102 and C103, existing natural vegetation provides an

adequate landscape buffer from proposed log storage area, parking lot and structures. This standard is met.

C. Screening Requirements

1. Where screening is required, the following standords shall apply in oddition to those required for
buffering:

o. A hedge of evergreen shrubs sholl be plonted which will form o four-foot-high continuous

screen within two yeors of planting; or,
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b. An eorthen berm planted with evergreen plant moteriols sholl be provided which will form
o continuous screen six feet in height within two yeors. The unplonted portion of the berm

shall be plonted in lown, ground cover or bork mulch; or,

c. A five foot or toller fence or wall shall be constructed to provide a continuous sight

obscuring screen. Fences and wolls shall be constructed of any moteriols commonly used in

the construction of fences and walls such as wood, brick, or other moteriols approved by

the Director. Corrugoted metol is not an acceptable fencing moterial. Choin link fences with

slots moy be used if combined with o continuous evergreen hedge.

Finding 57: As depicted on Attachment A, Sheet C102 and C104 and existing wooded areas and expansive

site improvement setbacks will serve as buffers from adjacent property developed with residential uses.

2. When the new use is downhillfrom the odjoining zone or use being protected, the prescribed heights

of required fences, wolls, or londscape screening along the common property line sholl be measured

from the octuol grode of the odjoining property ot the common property line. This requirement moy

be woived by the adjocent property owner.

Finding 58: No fences, walls, or landscaping screens are proposed or required adjacent to downhill

adjoining zone or uses. This standard does not apply.

3. lf four or more off-street parking spoces ore required, off-street parking adjacent to a public road

shall provide a minimum of four square feet of londscaping for each lineol foot of street frontage.
Such landscaping sholl consist of londscaped berms or shrubbery ot leost 4 feet in totol height at

moturity. Additionolly, one tree sholl be provided for eoch 50 lineol feet of street frontoge or f roction

thereof.

Finding 59: All proposed parking areas are at least 161 feet from the closest property line. Therefore, no

screening is required between parking areas and the road.

4. Londscoped porking areas moy include special design feotures such os londscoped berms,

decorotive wolls, ond roised plonters.

Finding 60: No berms, walls, or raised planters are proposed in the parking area landscaping.

5. Loading oreos, outside storoge, ond service focilities must be screened from odjoining properties.

Finding 61: Existing natural vegetation provides an adequate screen from proposed the log storage area,

parking lot and structures. This standard is met.

D. Fences ond Walls

1. Fences, walls or combinations of eorthen berms and fences or walls up to four feet in height

moy be constructed within o required front yard. Rear ond side yord fences, or berm/fence

combinotions behind the required front yord setback moy be up to six feet in height.

2. The prescribed heights of required fences, wolls, or londscoping sholl be measured from the

lowest of the odjoining levels of finished grade.
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3. Fences and wolls sholl be constructed of ony materiols commonly used in the construction

of fences and wolls such as wood, brick, or other moterials opproved by the Director.

Corrugoted metol is not on occeptable fencing moteriol. Choin link fences with slats moy be

used if combined with a continuous evergreen hedge.

4. Re-vegetation: Where natural vegetation or topsoil has been removed in areos not occupied

by structures or londscoping, such oreos sholl be replonted to prevent erosion.

Finding 52: No fences, walls, or landscaping screens are proposed or required in association with this

application. This standard is met.

1,563 Standards for Approval:

The Plonning Commission or Director sholl moke a finding with respect to eoch of the following criteria when

opproving, approving with conditions, or denying on opplicotion:

A. Flood Hazard Areos: See CCZO 91100, Flood Hazard Overlay Zone. All development in Flood Hazard

Areos must comply with Stote and Federol Guidelines.

Finding 63:CCZO Section 1102 identifies the "Area of Special Flood Overlay" as "the land in the flood plain

within a community subject to a one percent or greater chance of flooding in any given year. Designation

on maps always includes the letters A or V." According to the Federal Emergency Management Agency's

(FEMA) Flood lnsurance Rate Map 41009C0I26D, dated November 26,2010, the site is in Zone X, which is

outside the Special Flood Hazard Area. Therefore, this standard does not apply.

B. Wetlands ond Riparion Areas: Alterotion of wetlands ond riporion areas shall be in complionce with

State ond Federal laws.

Finding 64: As detailed in the responses to Sections 1170 and 1180, proposed development in this

application does not impact the Riparian Corridors, Wetlands, Water Quality, and Fish and Wildlife Habitat

Protection Overlay Zone and the Wetland Area Overlay.

C. Noturol Areos ond Feotures: To the greotest practicol extent possible, naturol areas and feotures of

the site sholl be preserved.

Finding 55:The applicant is proposing a manufacturing and processing facility as permitted in the RIPD

zone. One existing detention pond (southeast portion of the site) is classified as a PUBHx (freshwater pond)

on the National Wetland inventory. Based on aerial imagery, the pond has been visible since 1994 on. lt

lies in area mapped as Anunde soil, well drained and not hydric. The footprint of the pond is less than one

acre. Per Oregon Revised Statute 141-085-0515, (1) ponds less than 1 acre constructed from upland or (2)

ponds constructed for stormwater treatment are considered Artificially Created Wetlands and exempted

and either the Department of State Lands or U.S. Army Corps of Engineers have jurisdiction of this pond.

There are no other significant natural areas or features on the site. As detailed in the responses to Sections

1.1.20,!!85, and 1190, the site is outside the Sensitive Bird Habitat Overlay, NaturalArea Overlay, and Big

Game Habitat Overlay. A Preliminary Stormwater Management plan is included as Attachment B and
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demonstrates compliance with applicable standards. All necessary environmental permits to minimize

impacts on off-site natural areas and features will be obtained.

D. Historic ond Cultural sites and structures: All historic and culturolly significont sites and structures

identified in the L984 Comprehensive Plon, or identified for inclusion in the County Periodic Review,

sholl be protected if they still exist.

Finding 66: Historic and culturally significant sites and structures are identified in Article Xl of the

Comprehensive Plan. None of the listed sites and structures are on or adjacent to the site. This standard

does not apply.

E. Lighting:Alloutdoor lights shallbe shielded so osto not shine directly on odiocent properties and

roods.

Finding 67: Proposed light fixtures are proposed to be shielded and placed far enough from property lines

so they focus light on the work area rather than casting light on adjoining properties or public streets. This

standard is met.

F. Energy Conservotion: Buildings should be oriented to take odvantage of naturol energy saving

elements such os the sun, londscaping ond londforms.

Finding 58: The proposed buildings will be oriented along axes corresponding to cardinal directions,

allowing for solar effects to the east, south, and west faces. The site is relatively flat so slopes do not affect

building orientation.

G. Tronsportotion Facilities: Off-site outo and pedestrion facilities moy be required by the Plonning

Commission, Plonning Director or Public Works Director consistent with the Columbia County Rood

Stondords ond the Columbia County Transportotion Systems Plan,

Finding 69: The TIA (Attachment 2n) found that all study intersections meet applicable Columbia County,

Oregon Department of Transportation, and City of Clatskanie mobility standards in 2024. The TIA did not

identify a need for mitigation strategies.

Access to Highway 47 is proposed via an existing 60-foot-wide reciprocal access easement with 24-foot-

wide pavement width (i.e., Miller Station Road) and private driveway with a 24-foot-wide pavement width.

Civil engineers with Udell Engineering and Land Surveying, LLC have performed truck turning simulations

to confirm that the driveway connection has adequate width for incoming and outbound vehicles. Final

design of any signage and gates will be deferred to the building permit stage of the project.

1564 FinalSite Plan Approval:

lf the Ptonning Director or Planning Commission approves o preliminary site plon, the opplicant shallfinolize

oll the site drawings ond submit them to the Director for review. lf the Director finds the final site plon

conforms with the preliminory site plon, as opproved by the Director or Plonning Commission, the Director

shatt give opprovol to the final site plan. Minor differences between the preliminory site plan and the finol
site plan may be approved by the Director. These plans sholl be ottoched to the building permit opplicotion

ond sholl become o part of that permit.
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Finding 70: The preliminary site plan, once approved, is forwarded to the County Building Official and other

departments. lts contents dictate their review and standards. As such the finalsite plan shall be approved

only if it conforms to the preliminary site plan reviewed and approved by the Board. ln addition, the County

Building Official will require the project to comply with all applicable requirements of the County Codes

related to Building, Safety and Fire Protection Standards in effect at the time of building permit applications.

Section 200 GENERAL PROVISIONS

215 lngress and Egress:

Every use of property shall hereofter have o defined point of usoble ingress and egress onto ony street. Such

defined points of occess sholl be approved ot the time of issuance of o building permit.

Finding 71: As depicted on Attachment A, Sheet Cl-02, the proposed development will utilize a driveway to

Miller Station Road to Highway 47 as its primary access point, with secondary emergency access via Elliot

Road to Palm Hill Road. Each of these serves as a defined ingress and egress point. This standard is met.

Section 1300 SIGNS

1301 Use:

No sign moy be estoblished, altered, or exponded hereafter in any district in Columbio County, except in

occordonce with the provisions outlined in this Section. The sign provisions opply to signs estoblished in

conjunction with any use in the county.

Finding 72: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

1302 General Provisions:

.1, Design Review: ln addition to complying with the standards in this Section, the design and color of

commercial and industrial signs and supporting structures of signs 100 square feet or larger in size shall

be compatible with the architecturaldesign and color of existing and proposed buildings on the site as

determined during site design review according to the provisions of Section 1550 of this Ordinance.

Finding 73: The applicant is not proposing any signage over l-00 square feet. This standard does not apply.

.2 Setbocks:

A. Att signs sholl be situoted in o monner so os not to odversely affect safety, corner vision, or other

similar conditions ond sholl not overhong or encroach upon public rights of woy.

Finding 74 Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

B. lJnless otherwise specified, oll signs in residentiol zoning districts shall observe the yord setbock

requirements of the zoning district in which they are locoted.

FindingT5:The site is not in a residentialzoning district. This standard does not apply.
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C. No setbocks from property lines shall be required for signs in non-residentiol zoning districts except

that in oll zoning districts, setbacks shall be required ot corners os moy be necessary to provide

odequate corner vision or in cases where a sign is ploced adjacent to o street, as provided is

1"302.2(D), below.

Finding 76: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

D. Setbocks shall be required which comply with setback requirements of the abutting residentiol

zoning district when o sign is placed on a porcel obutting o street (except Highwoy 30), which

seporotes o non-residential parcel from a residentiol parcel or when a sign is placed on o property

line separoting a nonresidential parcel from o residentiol parcel.

Finding 77:The site does not abut a residential zoning district and signage is not proposed near a residential

parcel. This standard does not apply.

.3 Visuot Obstructions: No sign sholl be situoted in o monner which results in the complete visual

obstruction of an existing sign.

Finding 78: There are no existing signs in the vicinity of the site. This standard does not apply.

.4 tlluminoted Signs: Artificially illuminated signs, or lights used to indirectly illuminate signs, shall be

placed, shielded, or deflected so os not to shine into residentiol dwelling units or structures. The light

intensity of on illuminoted sign sholl not exceed the following stondords:

A. No exposed reflective type bulb, par spot or incandescent lomp, which exceeds twenty-five (25)

Wotts, sholl be exposed to direct view from a public street or highwoy, but may be used for
indirect light illumination of the disploy surface of o sign.

Finding 79: No illuminated signs are proposed with this application. Therefore, this standard is not

applicable.

B. When neon tubing is employed on the exterior or interior of a sign, the copacity of such tubing

shall not exceed three hundred (j00) milliomperes rating for white tubing or one hundred (100)

milliomperes rating for ony colored tubing.

Finding 80: No neon tubing is proposed. This standard does not apply.

C. When fluorescent tubes are used for the interior illuminotion of o sign [...] Finding 92: No

fluorescent tubes are proposed. This standord does not opply.

Finding 81: No fluorescent tubes are proposed. This standard does not apply.

.6 Sign Cleoronce: A minimum of 8 feet obove sidewolks and L5 feet obove driveways sholl be provided

u nde r free-sto ndi ng sig n s.

Finding 82: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.
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1313 Commercial and lndustrial Districts:

.1 Signs Permitted: Signs sholl be permitted in Commerciol and lndustrial zoning districts subiect to

the provisions of this Section, except to the extent such provisions conflict with the specific

development standards for signs in the underlying zoning district.

Finding 83: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code. The RIPD zone has no specific development

standards for signage and instead defers to the provisions of Section 1300.

.2 Limit on Sign Area: Except as otherwise permitted in Section 1302.5, no sign having a sign area

greater than 200 square feet shall be permitted.

Finding 84: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

.L Aggregate Sign Areo Per Parcel.

A. Except os otherwise provided herein, the maximum permitted area of oll signs, including the

total areo of each foce of o double-faced sign, or the sole face of a single faced sign for each

porcel, is os follows: 40 square feet; plus

1) For the first fifty (50) lineor feet of building frontage on o public rood, on additionol

square foot of sign areo per linear foot of building frontage on such public rood; plus

2) For the next two hundred ond twenty (220) linear feet of building frontoge on o public

rood, an odditionol one-holf (%) squore foot of sign orea per lineor foot of building

frontoge on such Public road.

B. For the purpose of this section, "building frontoge" meons the lineor length of a building focing o

public right of way or the linear length of the public right of way focing o building, whichever is

smaller.

Finding 85: The proposed structure does not have frontage on a public right-of-way; therefore, the

maximum permitted sign area is not appllcable.

C. The area of ony legol non-conforming sign which is greater than 200 square feet in size shall not be

included in the colculotion of moximum sign areo per porcel under this Section.

Finding 85: The site has no existing signage. This standard does not apply.

D. The oreo of ony temporary sign permitted under 1-31j.7 shall not be included in the colculotion

of moximum sign area per porcel under this section.

Finding 87: Any temporary signage will be permitted in accordance subsection 1313.7, irrespective of the

area limits for permanent signage.

.4 Free Stonding Signs: Free stonding signs, including ground mounted signs, must comply with the

following odditional sto ndords:
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A. Height: Free standing signs shall not exceed 20 feet in height above grade or obove road grode,

whichever is higher.

Finding 88: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

B. Total Areo: The totol sign oreo of all freestanding signs allowed by this section plus the oreo of

oll other ollowed signs on the porcel shall not exceed the aggregote sign limits for the porcel as

provided in Section 1-31-3.3.

Finding 89: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

C. Center/Complex Signs: Only one freestonding sign sholl be allowed for o center/complex even

when there is more than one porcel in or owner of the center/complex, unless one odditionol

sign is needed to provide identificotion of the development at o major public access point on a

different rood. No more than two freestonding signs will be allowed. For purposes of this

Section, "Center/Complex" meons any number of businesses greoter than one which share the

some site using common points of ingress and egress and/or common parking facilities. Legol

nonconforming signs sholl not be included in the calculation of the number of freestanding signs

per porcel under this Section.

Finding 90: No center/complex signage is proposed. This standard does not apply.

D. llluminotion: Free stonding signs moy be illuminated subject to subsection 1302.4.

Finding 91: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

.5 Building Mounted Signs: Signs mounted or pointed on buildings must comply with the following

additional stondords:

A. Areo. The totol sign oreo of oll building mounted signs ollowed pursuont to this section in

oddition to the oreo of oll other allowed signs per porcel shall not exceed the oggregote sign

limits for the parcel os provided in section 1313.3.

B. Height. Building mounted signs sholl not extend more than four (4) feet obove the roof of the

building on which it is mounted.

C. llluminotion. Building mounted signs may be illuminated subject to the illumination stondords

. setforth in subsection 1302.4.

Finding 92: The applicant may later choose to paint a logo on one or more building fagades. lf the County

classifies a logo as a building sign, the applicant will seek the appropriate permits prior to installation.

.6 Traffic Control/Directionol Signs: On-site troffic control ond directionol identificotion signs shall be

required os moy be necessary, commensurote with the size and use of the site, in coniunction with site

design review, if such review is required. Centers/ complexes combining severol uses sholl provide tenont
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directories or building identification ond directionol signing oriented toward on-site vehicle ond

ped e stri o n ci r c u I oti o n.

Finding 93: The applicant proposes to defer internal site signage design to the permitting stage to provide

the opportunity for coordination with the Fire Marshal. The anticipated protocol is that emergency

responders would be escorted by facility staff from the security gate to any locations requiring assistance.

This standard is met.

.7 Temporory Signs. Signs of o temporary noture moy be ollowed provided they meet the following
stondords. For purposes of this section, "temporory" shall mean not to exceed one yeor.

A. The temporary sign orea shall not exceed 60 square feet.

B. The temporory sign sholl observe the setback provisions under subsection L302.2.

C. Only one temporary sign shall be permitted per porcel.

D. The temporory sign shall not be artificiolly illuminoted.

E. The temporory sign sholl be removed from the premises ofter the one-yeor temporory sign

period hos expired.

Finding 94: Any temporary signage will be permitted in accordance with this section.

.8 Animated or Video Signs Prohibited: No sign sholl contoin, include, or be illuminated by ony floshing,

intermittent, revolving, rototing, or moving light or move or have any onimated or moving ports except

that this Section shall not apply to:

A. Traffic control signs.

B. Signs, disploys, devices, or portions thereof with lights thot may be changed at intermittent

intervals by electronic process or remote control. The maximum size of the disploy oreo for such

changing numbers or letters is ten (10) squore feet.

Finding 95: No animated or video signs are proposed. This standard is met.

1314 Calculating Sign Area:

The structure supporting or appeoring to support a freestonding sign shall not be included in the orea ofthe

sign, unless such structural element is typicolly used to corry signoge. ln colculoting the squore footage of a

sign, the width sholl be meosured ot the widest port of the sign, including any cut-outs, ond the length shall

be meosured at the longest port of the sign, including ony cut-outs. The maximum squore footoge limitation

of the sign sholl be calculated such thot no cutouts or other Copy shall be permitted outside of the size

limitotion.

Finding 96: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.
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1315 CopyArea:

Copy is allowed only on the face of the sign. Copy is prohibited in the ledger oreo of the sign, on the post of

the sign, or other structure of the sign, except to the extent thot the sign owner's logo or other disclosure is

required by law to be placed on the ledger, post or other structure of the sign. For purposes of this Section,

"copy" is defined os ony text or image.

Finding 97: Prior to sign installation, the applicant will obtain all necessary permits and submit signage

designs to County staff for review where required by code.

Section 1400 OFF-STREET PARKING AND LOADING

1401 General Provisions:

At the time of the erection of o new building, or on oddition to on existing building, or any chonge in the use

of on existing building, structure, or lond which results in an intensified use by customers, occupants,

employees, or other persons, off-street porking ond loading shall be provided according to the requirements

of this section.

Finding 98: Parking and loading for the new facility is proposed for the convenience of site users and

employees. As detailed below, the proposed parking and loading conforms to applicable code standards.

This standard is met.

1-402 Continuing Obligation :

The provisions for ond mointenance of off-street porking ond looding facilities sholl be o continuing

obligotion of the property owner. No building or ony other required permit for o structure or use under this

or ony other opplicoble rule, ordinance, or regulotion sholl be issued with respect to off street porking ond

looding, or land served by such lond, until satisfoctory evidence is presented that the property is, ond will

remoin, ovailable for the designated use os o porking or looding focility.

Finding 99: lt is acknowledged the ongoing responsibility to maintain the parking and loading areas. This

standard is met.

1403 Use ofSpace:

.1 Required porking spoces sholl be ovoiloble for porking of vehicles of customers, occuponts, ond

employees.

Finding 100: A parking area is proposed as illustrated in Attachment A, Sheets C102 and C103 for use by

vehicles of site users as required. The proposed parking lot is located northwest of the proposed buildings.

This standard is met.

.2 No porking of trucks, equipment, or the conduct of ony business octivity sholl be permitted on the

required parking spaces.

Finding 101: The applicant does not propose to park trucks or equipment in the required off-street parking

spaces. This standard is met.
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.3 Required loading spoces shall be ovailable for the looding ond unloading of vehicles concerned with

the tronsportation of goods ond services.

Finding 102: The applicant proposes to construct truck loading areas including docks on the warehouse

building as illustrated in Attachment A, Sheet C103. This standard is met.

.4 Excepting residentiol ond locol commerciol districts only, looding oreos sholl not be used for ony

other purpose thon for loading and unlooding.

Finding 103:The applicant does not propose to utilize loading areas for any use other than loading. This

standard is met.

.5 ln any district it shall be unlowful to store or accumulote goods in a loading areo in a monner which

would render the orea tempororily or permonently incopoble of immediate use for looding

operations.

Finding 104: The applicant does not propose to serve store goods in a loading area in such a way that the

loading spaces become unusable. As illustrated in Attachment A, Sheet C103, the applicant proposes

outdoor storage areas which are separate from loading areas. This standard is met.

1404 Joint Usage of Facilities:

Owners of two or more uses, structures, or parcels of land moy ogree to utilize jointly the same porking and

looding spoces when hours of operotion do not overlop, provided that sotisfactory legol evidence is

presented to the Planning Director in the form of deeds, leoses, or controcts securing full occess to such

porking or looding areas for oll the parties iointly using them.

Finding 105: The applicant does not propose sharing parking spaces with users on other sites. This standard

does not apply.

1405 Plans Required:

A plot plan shall be submitted in duplicote to the Director with each opplicotion for o building permit or for
o chonge of classification to OP. The plot plan shall include the following informotion:

.L Dimensions of the porking lot.

.2 .Access to streets and locotion of curb cuts.

.3 Location of individual porking spoces.

.4 Circulotion pottern.

.5 Grade and droinage,

.6 Abutting property.

.7 A londscoping plan which sholl include the locotion and names of all vegetotion, ond the location

and size of fencing or other screening moteriol. This plon shall be opproved by the Director.

Finding 106: The proposed site plan depicts the parking areas in Attachment A, Sheet C1-04 while Sheet

C200 depicts proposed grading. This standard is met.
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1406 Location:

.1 Spoces required by this section sholl be provided on the site of the primory uses, provided that, when

procticol difficulties prevent their establishment upon the some site, the Plonning Director moy

permit the facility to be locoted within 300 feet therefrom, meosured in a stroight line (including

streets and olleys) from the neorest property line to the neorest parking spoce; but in ony case the

locotion sholl meet all provisions of this ordinance which apply.

.2 Loading spoces and maneuvering areo sholl be locoted only on or obutting the property served.

Finding 107: As illustrated on Attachment A, Sheet C104, parking and loading spaces are proposed within

the site boundaries. Truck turning diagrams are included where necessary to demonstrate that adequate

clearance has been provided. This standard is met.

1407 Change of Use:

ln cose of enlorgement or change of use, the number of porking or loading spoces required shall be bosed

upon the totol oreo involved in the enlorgement or chonge in use.

Finding 108: No enlargement or change of use is proposed as the site currently has no structures or parking

areas. This standard does not apply.

1-408 Design Standa rds:

.L Scope:

A. These design standords sholl opply to oll parking, looding, and moneuvering areas except those

for single and two-fomily residential dwellings on individuol lots.

B. All parking and looding areos sholl provide for the turning, moneuvering, ond porking of oll

vehicles on the lots.

Finding 109: As illustrated on Attachment A, Sheet C104, parking and loading areas are proposed with

widths adeq uate to a llow for efficient site circu lation of veh icles. Truck turn ing diagra ms a re included where

necessary to demonstrate that adequate clearance has been provided. This standard is met.

1409 Loading Spaces:

.1 Aportment: Each required space sholl be ot least 12 feet in width ond 25 feet in length.

.2 Commercial: Eoch required spoce shall be at leost 12 feet in width and 39feet in length.

.3 lndustriol: Each required spoce sholl be at least 12 feet in width ond 60 feet in length.

.4 Clearonce: The height of eoch required looding spoce sholl provide a minimum vertical cleoronce of

13 feet.

Finding 110:As illustrated on Attachment A, Sheet C104, in conformance with the lndustrial standard noted

above, three loading dock spaces are proposed on the warehouse, with widths exceeding 12 feet and

lengths of 60feet and no limitations on vertical clearance. This standard is met.
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L410 Size:

.L The stondard size of o parking spoce shall be 9 feet by 18 feet.

.2 Hondicopped porking spoces shall be 1.2 feet by 1.8 feet.

.3 Porollel parking, the length of the porking spoce shall be increosed to 22 feet.

Finding 111: As illustrated on Attachment A, Sheet C104, all standard parking spaces are proposed to be 9

feet wide and 18 feet long, while handicapped parking spaces are proposed to be l-2 feet wide and l-8 feet

long with S-foot access aisles. No parallel parking spaces are proposed. This standard is met.

1411 Aisles:

Aisles sholl not be less thon:

.1 25'0" in width for 90 degree parking;

.2 20'0" in width for 60 degree porking;

.3 20'0" in width for 45 degree parking; and

.4 1-2'0" in width for porollel porking.

Finding 112: As illustrated on Attachment A, Sheet C104, all parking areas are proposed to utilize 90-degree

parking with aisles at least 25 feet wide. This standard is met.

141"2 Access:

There sholl be no more than one 4}-foot-wide curb cut drivewoy per 150 feet of street frontage, or froction
thereof, permitted per site.

Finding 113: Access to Highway 47 is proposed via an existing 60-foot-wide reciprocal access easement

with 24-foot-wide pavement width (Miller Station Road) and private driveway with a 24-foot-wide

pavement width. Civil engineers with Udell Engineering and Land Surveying, LLC have performed truck

turning simulations to confirm that the driveway connection has adequate width for incoming and

outbound vehicles. This standard is met.

1-413 Surfacing and Marking:

.L The surfacing of eoch parking area shall meet minimum County standords to hondle the weight of
the vehicles which will use the porking orea. All areos used for porking ond maneuvering of vehicles

shall be morked in accordance with the opproved plan ond such morking shall be continuously

maintoined. Handicopped porking spoces sholl be morked with a wheelchoir symbol.

.2 The porking and loading areos for commerciol, industriol, or oportment uses sholl be poved with

concrete, osphaltic concrete, or onother comporoble surfoce.

Finding 114: The proposed driveway and all parking areas will be hard-surface paved, with parking spaces

marked with paint and handicapped spaces marked in accordance with the Oregon Structural Specialty

Code. This standard is met.
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1.41.4 Drainage and Lighting:

Adequote drainoge shail be provided to dispose of the run-off generated by the impervious surface oreo to

the parking oreo. The drainoge system shallfunction so it will not odversely offect odjoining property.

Artificiol lighting shall be provided in such o monner os to ensure the sofety of the porking dreo without

interfering with odjoining properties or creoting traffic hozords on adjoining streets.

Finding 115: The proposed grading and drainage patterns are depicted in Attachment A, Sheet C200, and

Sheet C300, respectively. Preliminary stormwater management report is included as Attachment A.

As shown in Attachment A, Sheet Cl-05, Parking lot lighting fixtures are proposed to be placed far enough

from property lines so they will not cast light on adjoining properties or public streets. This standard is met.

14L5 Parking Areas:

All parking oreas, excluding one ond two-family dwellings, sholl meet the following requirements:

1-. All porking areas of less than 20 porking spoces sholl have one handicopped parking spoce. Parking

oreos with more than 20 spoces sholl provide one handicopped porking spoce for every 50 stondard

porking spoces.

Finding 115: The proposed handicapped spaces will be provided at the rate specified in the Oregon

Structural Specialty Code, which is higher than that required by this code provision. This standard is met.

2. All parking areos sholl be divided into boys of not more than 20 porking spoces. Between, ond at

the end of each parking bay, there sholl be plonters which hove a minimum width of 5 feet and be

ot least 17 feet in length. Each plonter sholl contoin one major structurol tree ond ground cover

which has been deemed oppropriate by the Director. Truck loading oreos need not comply with the

prece di ng req uire me nts.

Finding 117: As illustrated on Attachment A, Sheet C104, the proposed parking area utilizes landscape

islands to separate the space into bays with 20 or fewer spaces. Landscaping is provided in each of the

planter bays as illustrated on Attachment A, Sheet C104. This standard is met.

3. Porking areos shall be separated from the exterior wall of o structure, exclusive of poved pedestrion

entroncewoys, by a S-foot strip of londscaping.

Finding 118: As illustrated on Attachment A, Sheet C104, all proposed parking areas are at least five feet

from buildings, with sidewalks provided between the parking and buildings as illustrated on Attachment A,

Sheet C104. Since these sidewalks are paved, landscaping is not required between the parking and the

building. This standard is met.

4. tndustriol or commercial porking areos, which obut o residential or oportment district, sholl meet

the

building setback of the most restrictive adjoining residential or apartment district.

Finding 119:The site does not abut a residential or apartment district. This standard does not apply.
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5. When industriol or commerciol porking oreos odjoin a residentiol or oportment district, there sholl

be a sight obscuring plonting, which is ot leost 80 percent opoque ond when viewed horizontally

from between 2 and 8 feet obove ground level. This plonting sholl be composed of materials which

ore on adequate size sa as to ochieve the required degree of screening within L2 months after

installotion.

Finding 120: The site does not adjoin a residential or apartment district. This standard does not apply.

6. Parking areos sholl be set bock from o lot or parcel line odjoining o street. The setback orea sholl be

landscaped.

Finding 121: As illustrated on Attachment A, Sheet C104, the parking area does not have a lot line adjoining

a street. This standard is met.

7. All porking areo setbacks sholl be londscoped with mojor trees, shrubs, ond ground cover os

opproved by the Director.

Finding 122: No parking area setback is required as noted above. This standard is met.

8. .8 A minimum of 10 percent of the parking areo sholl be landscaped ond mointenonce of the

londscoping sholl be the owner's responsibility.

Finding 123: Based on the parking area and landscape areas denoted on Attachment A, Sheet C104, the
proposed parking lot will include 23.6 precent landscaping. The applicant acknowledges the continuing

obligation to maintain landscaping. This standard is met.

.9 lnternal pedestrian connections shall be provided in parking lots with greoter than ten (10) parking

spoces. These connections sholl be a minimum of five (5)feet wide ond distinguished from vehicular

oreos through chonges in elevotion or contrasting poving moteriols (such os light-color concrete

inlay between osphalt). Point or thermo-plastic striping ond similar types of non-permanent

applications moy be opproved for crossings of porking lot oreos that do not exceed 24 feet in
crossing length.

Finding t24: As illustrated on Attachment A, Sheet C103 the proposed parking lot will have more than L0

parking spaces and thus provide the required pedestrian connections. The proposed pedestrian connection

is five feet wide- This standard is met.

10 ln urban growth boundaries and urban unincorporated communities, parking lots for commercial,

industrial, and public/quasi-public uses that have designated employee parking and more than 20

parking spaces shall provide at least IO% of the employee parking spaces (with a minimum of two

spaces) as preferential long-term carpool and vanpool parking spaces. Preferential carpool and

vanpool parking spaces shall be closerto the entrances ofthe building than other parking spaces,

with the exception of ADA accessible parking spaces.

Finding 125: The site is not within an urban growth boundary and is not within an urban unincorporated

community. This standard does not apply.
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.1.7 A portion of existing porking areos moy be redeveloped for tronsit-oriented improvements, such os

a bus stops and pullouts, bus shelters, park ond ride stotions, tronsit-oriented developments, ond

similor focilities, where identified in or consistent with on odopted County transit plan. Subject sites

incorporoting tronsit improvements as port of a development proposol ore eligible for up to o 10%

reduction in required vehicular parking spoces.

Finding 126: The site does not have an existing parking area, and no transit improvements are proposed.

This standard does not apply,

1416 Minimum Required Off-Street Parking Space:

.5 lndustry Monufocturing: One spoce per employee on the lorgest shift.

Finding L27: One shift will occur on weekdays between 8:00 AM and 5:00 PM, during which time there will

be a total of 35 employees. As illustrated on Attachment A,, Sheets Cl-04, the applicant proposes 35 parking

spaces, which meets the standard of at least one space per employee of the largest shift. This standard is

met.

1417 Unspecified Uses:

Any use not specificolly listed in the foregoing list sholl have the requirements of the listed use or uses

deemed equivalent by the Director.

Finding 128:The proposed manufacturing use has a parking ratio specified in Section 1416. This standard

does not apply.

1418 Minimum Required Off-Street Loading Spaces:

.3 - 2 loading spoces are required for Monufocturing, Wholesole storoge, or Hospitol 40,000 sf to 99,999.

Finding 129: The combined floor area for the proposed buildings is approximately 55,000 square feet.

Therefore, a minimum of two loading spaces are required. Loading docks are proposed on the warehouse

building to serve loading needs, together with outdoor storage areas. The proposed loading dock area is

shown on Attachment A, Sheet C103. This standard is met.

1419 Minimum Required Bicycle Parking Spaces:

.1 All Public ond Semi-Public buildings ond uses, Retail uses, Apartment Dwelling uses ond Commerciol

Recreation uses [...]

.2 The following ore the required number of bicycle parking spaces: [...]

.3 Single-family dwellings, mobile homes, worehouse, storoge and wholesole businesses, ond

monufocturing establishments shall be exempted from the requirements of Subsection L419 Bicycle

Porking.

Finding 130: The proposed manufacturing use is exempt from providing bicycle parking via criterion (.3).

This standard is met.
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Section 1"450 TRANSPORTATION I M PACT ANALYSIS

1450 Transportation lmpact Analysis:

Transportotion lmpoct Anolysis (TIA) must be submitted with o lond use opplicotion if the proposol is

expected to involve one or more of the conditions in 1450.1 (below) in order to minimize impacts on ond
protect tronsportotion focilities, consistent with Section 660-0L2-0045(2)(b) ond (e) of the Stote

Tro nsportatio n Pla n ni ng Ru le.

.1" Applicability - A TIA shall be required to be submitted to the County with a lond use application if
the proposol is expected to involve one (1) or more of the following:

A. Chonges in lond use designotion, or zoning designotion thot will generote more vehicle trip
ends.

B. Projected increase in trip generotion of 25 or more trips during either the AM or PM peok hour,

or more thon 400 doily trips.

C. Potential impocts to intersection operations.

D. Potential impocts to residentiol areas or local roodways, including ony nonresidentiol

development thot will generate troffic through a residentiol zone.

E. Potentiol impacts to pedestrian and bicycle routes, including, but not limited to school routes

and multimodal roadway improvements identified in the TSP.

F. The location of an existing or proposed occess driveway does not meet minimum spocing or

sight distonce requirements, or is locoted where vehicles entering or leoving the property ore

restricted, or such vehicles ore likely to queue or hesitate ot on opprooch or access connection,

thereby creoting o safety hozard

G. A change in internal traffic patterns moy couse safety concerns.

H. ATIA is required by ODOT pursuont with OAR 734-051.

L Projected increose of five trips by vehicles exceeding 26,000-pound gross vehicle weight (1j
tons) per day, or on increase in use of odjocent roadwoys by vehicle exceeding 26,000-pound
gross vehicle weight (13 tons) by 10 percent.

Finding 131: Ferguson and Associates, lnc. estimate that the proposed development will generate 11 p.m.

peak hour trips and 2L6 daily trips. Accordingly, a TIA is included as Attachment C. This standard is met.

.2 Consistent with the County's Guidelines for Transportotion Impact Anolysis (TlA), a landowner or

developer seeking to develop/redevelop property sholl contoct the County ot the project's outset.

The County will review existing tronsportotion dota to estoblish whether a TIA is required. lt is the

responsibility of the opplicont to provide enough detoiled information for the County to make o

determination. An opplicont should have the following prepored, preferably in writing:

A. Type of uses within the development
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B. The size of the development C. The location of the development

C. Proposed new occesses or roodways

D. Estimoted trip generotion ond source of doto

E. Propased study area lf the County cannot properly evoluote a proposed development's impacts

without o more detoiled study, o TIA will be required. The County will provide o scoping

summory detoiling the study areo ond ony special parometers or requirements, beyond the

requirements set forth in the County's Guidelines for Transportation lmpoct Analysis, when

preporing the TlA.

Finding 132: The applicant's transportation engineer submitted a scoping letter for review and approval by

Columbia County staff and Oregon Department of Transportation staff prior to commencing the TlA. The

scoping letter identified those items that would be addressed as part of the analysis. This standard is met.

.i Approval Criterio. When o TIA is required, a proposol is subject to the following criterio:

A. The TIA oddresses the opplicoble elements identified by the County Public Works Director and

the County's Guidelines for Tronsportation lmpoct Analysis;

B. The TIA demonstrotes thot odequote transportotion focilities exist to serve the proposed

development or, identifies mitigation meosures thot resolve identified traffic sofety problems in

o monner that is satisfactory to the County Public Works Director and, when stote highway

facilities ore offected, to ODOT;

C. For affected non-highway facilities, the TIA estoblishes thot mobility stondards odopted by the

County hove been met; and

D. Proposed public improvements ore designed ond will be constructed consistent with County

Rood Standards and occess spacing standards in the Tronsportotion System Plon.

Finding 133: The project TIA (Attachment C) addresses those items identified in the scoping letter approved

by County and ODOT staff to ensure compliance with approval standards. As discussed in the

Transportation lmpact Analysis (Attachment C), access to the site would be provided via Miller Station Road

to Highway 47 with emergency access via Elliot Road to Palm Hill Road. Existing lane configurations and

intersection controls at study intersections can be described as follows: the approach to Highway 47 is

wide, allowing for oversized trucks to turn around; the width would allow left-turning vehicles to operate

in a separate approach lane that right-turning vehicles. The Miller Road approach is stop controlled.

The proposed development is a pallet manducating facility which will employ 30 to 35 people in a single

shift. Future trips generated by the project were forecast using trip generation rates found in the 11th

Edition of The Trip Generation Manual (ITE,2O2I). Land use code l-40, manufacturing, was used to calculate

the trips that would be generated by the proposed development. The proposed facility is anticipated to

generate 11 p.m. peak hour and 216 daily trips. Based on this analysis, the TIA does not recommend any

mitigation strategies because of the proposed facility.
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Based on the information noted above and the full TlA, the applicant has demonstrated compliance with

the identified approval criteria.

.4 Conditions of Approvol.

A. The County moy deny, opprove, or opprove a proposal with conditions necessory to meet

operotionol ond safety stondords; provide the necessory right-of-woy for improvements; ond to

require construction of improvements to ensure consistency with the future plonned

tro n spo rtoti o n syste m.

B. Construction of off-site improvements moy be required to mitigote impocts resulting from
development thot relote to copacity deficiencies ond public sofety; and /or to upgrode or

construct public focilities to County Standords. lmprovements required as o condition of
development opproval, when not voluntorily provided by the opplicont, sholl be roughly

proportionol to the impact of the development on transportotion focilities. Findings in the

development approvol shall indicote how the required improvements directly relate to and are

roughly proportionol to the impoct of development.

Finding 134: No off-site improvements are required in association with this development. Therefore, these

standards are not applicable.

Section 1100 FLOOD HAZARD OVERLAY (FH)

Finding 135: According to the Federal Emergency Management Agency's (FEMA) Flood lnsurance Rate Map

410O9C01,26D, dated November 26,2A1.0, the site is in FEMA's shaded Zone X outside of a special flood

hazard zone. The proposed driveway is also in Zone X. Therefore, the site is not in the Special Flood Hazard

Area and is not subject to the standards of this chapter.

Section 1120 SENSITIVE BIRD HABITAT OVERLAY (SBH)

Finding 136: Columbia County Comprehensive Plan, Part XVl, Article Vlll(F), Non-Game Wildlife Habitat, lists

areas identified as significant nesting sites by the Oregon Department of Fish and Wildlife. Based on this

information, the site is not within any areas identified as Natural Areas, Non-Game Areas, or Sensitive Areas

on the County's Threatened, Endangered and Sensitive Wildlife and Plant and Natural Areas map.

Additionally, the site is not within an identified Upland Game Habitat area in the County's Wildlife Game

Habitat map.

Since the site is not within the identified habitat areas, development at the site is not subject to the

Sensitive Bird Habitat Overlay Zone.

Section 1130 HISTORIC OVERLAY (HO)

Finding 137: Historic and culturally significant sites and structures are identified in Article Xl of the

Comprehensive Plan. None of the listed sites and structures are on or adjacent to the site. Development at

the site is not subject to the Historic Overlay.
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Section 1170 RIPARIAN CORRIDORS, WETLANDS, WATER QUALITY, AND FISH AND

wTLDLIFE HABTTAT PROTECTTON OVERLAY ZONE (Rp)

1172 Riparian Corridor Standards:

A. The inventory of Columbio County streams contoined in the Oregon Deportment of Forestry Streom

Classification Mops specifies which streams and lokes are fish-beoring. Fish-beoring lakes are

identified on the map entitled, "Lokes of Columbia County." A copy of the most current Streom

Clossificotion Mops is ottoched to the Comprehensive Plan, Technical Appendix Port XV[ Article X(B)

for reference. The mop, "Lokes of Columbia County" is ottoched to the Comprehensive Plon,

Technicol Appendix Part XVl, Article X(B), ond is incorporoted therein. Based upon the streom ond
lake inventories, the following riparian corridor boundaries sholl be estoblished:

1. Lakes. Along all fish-bearing lokes, the riparian corridor boundary shall be S}-feet from the top
of-bonk, except os provided in CCZO Section L172(A)(5), below.

2. Fish-Beoring Streom5 Rivers, and Sloughs (Less thon 1,000 cfs). Along ollfish beoring streoms,

rivers, ond sloughs with on overoge annuol streom flow of less thon L,000 cubic feet per second
(cfs), the riparian corridor boundory shall be S}-feet from the top-of-bonk, except as provided

in\ CCZO Section LL72(A)(5), below, Average annuol stream flow information shall be provided

by the Oregon Woter Resources Deportment.

3. Fish-Beoring and Non-Fish-Beoring Streoms, Rivers, ond Sloughs (Greoter than 1,000 cfs). Along
oll streoms, rivers, and sloughs with on overage annuol streom flow greater thon 1",000 cubic

feet per second (cfs), the riparion corridor boundary sholl be 7S-feet uplond from the top-
ofbonk, except as provided in CCZO Section 1L72(A)(5), below. Averoge onnual stream flow
information sholl be provided by the Oregon Woter Resources Deportment.

4. Other rivers, lokes, streams, ond sloughs. Along oll other rivers, streoms, ond sloughs, the

riporion corridor boundory sholl be 25 feet upland from the top-ofbonk, except os provided in
CCZO Section 1172(A)(5), below.

5. Wetlands. Where the riporion corridor includes all or portions of a significant wetlond, os

identified in the State Wetlonds lnventory ond Locol Wetlonds lnventories, the stondord
distonce to the riporian corridor boundary sholl be measured from, ond include, the upland edge

of the wetlond. Significant wetlands are olso regulated under provisions in the Wetland Overloy

Zone, Columbio County Zoning Ordinance, Section 1L80.

Finding 138: Proposed facility development does impact any mapped lake, river, or stream areas.

B. Distance Meosurement.

1". Except as provided in Subsection 1L72(5) obove, the measurement of distance to the riporian
corridor boundary sholl be from the top-of-bonk. ln oreos where the top-of-bank is not cleorly

delineoted, the riparian corridor boundory sholl be measured from the ordinary high water level,

or the line of nonaquotic vegetation, whichever is most londward.
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2. The measurement shall be a slope distance. ln oreas where the predominont terrain consists of
steep cliffs, the distances to the corridor boundory sholl be measured as o horizontal distonce

until the top of the cliff is reoched, and os o slope distonce on from thot point.

Finding 139

applica ble.

No riparian corridors transverse the subject property; therefore, these standards are not

1L73 Activities Prohibited within the Riparian Corridor Boundary:

ln oddition to the prohibitions in the underlying zone, the following octivities ore prohibited with in a riparion
corridor boundory, except os provided for in Sub-sections L175 ond L176 of this Section:

A. The alteration of a riporion corridor by groding, placement of fill moteriol, and/or impervious

surfoces, including paved or gravel porking oreos, or poths, ond/or the construction of buildings or
other structures which require a building permit under the State of Oregon Uniform Building Code,

as amended.

B. The removol of riporian trees or vegetation.

Finding 140: No riparian corridors transverse the subject property; therefore, the subject property is not
subject to riparian corridor buffer standards.

1175 Permitted Uses and Activities:

Notwithstanding the prohibitions set forth in Subsection L1-7j obove, the following activities ore ollowed
within the riparion corridor boundory:

A. The following riporian vegetation moy be removed within the riporian corridor boundory: [...]

1-. Vegetotion which is necessarily removed for the development of opproved woter-related or
water dependent uses. Vegetotion removol sholl be kept to the minimum necessory to ollow the

woter-dependent and water-related use. [...]

B. The following development is allowed within the riporian corridor boundory.

5. Woter-related and woter-dependent uses. [...]

Finding 141: No riparian corridors transverse the subject property; therefore, these standards are not
applicable to this application.

1'177 Requirements for new activities and development identified in Sub-section 1175 and 1176, above,

shall be allowed in the riparian corridor boundary subject to the following requirements:

A. All opplicoble permits from stote and federol ogencies, such as the Oregon Division of Stote Lands

(DSL) and Oregon Deportment of Fish and Wildlife ()DFW) must be obtained by the lond owner
prior to commencing the use or octivity.

B. For octivities ond development for which land use permits, building permits, groding permits,

varionces or stormwoter/erosion control permits are required, the County shotl provide notificotion
to ODFW of the proposed development octivity. The County shall consider the recommendations of
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ODFW, including ony mitigation recommendotions, prior to issuance of permits ond may condition
permit opproval on recommended meosures to mitigote loss of fish ond wildlife habitat pursuont to
applicable provisions of OAR Chopter 635, Division 415.

Finding L42: One existing detention pond (southeast portion of the site) is classified as a PU BHx (freshwater
pond) on the National Wetland inventory. Based on aerial imagery, the pond has been visible since 1994

on. ltliesinareamappedasAnundesoil,welldrainedandnothydric.Thefootprintofthepondislessthan
one acre. Per Oregon Revised Statute 141-085-0515, (1) ponds less than 1 acre constructed from upland

or (2) ponds constructed for stormwater treatment are considered Artificially Created Wetlands and

exempted and either the Department of State Lands or U.S. Army Corps of Engineers have jurisdiction of
this pond.

Section 1180 WETLAND AREA OVERLAY (WA)

1-182 Definition:

A significont wetland is on oreo thot is inundoted or soturoted by surface water or ground woter at o
frequency ond duration sufficient to support, and thot under normol circumstonces does support, a

prevolence of vegetotion typicolly adopted for life in soturoted soil conditions. ln case of dispute over

whether an areo is of biologicalvolue ond should be considered o significont wetlond, the County shall obtain
the recommendotion of the Oregon Department of Fish and Wildlife, the Columbia County Soil and Water
Conservotion District, and the Division of Stote Londs.

Finding 143: Columbia County Comprehensive Plan, Part XVl, Article X(A), Wetlands, provides the following
clarification on the County's determination of wetland significance:

2. INVENTORY AND SIGNIFICANCE: Columbio County will opply the "safe harbor" provisions of Gool 5

to significant wetlonds. The odopted inventory of wetlonds for Columbio County is the Stote

Wetlands lnventory (SWl), as omended. A current copy of the SWI is contoined in the Technicol

Appendix Port XVl, Article X(A), for reference. All wetlonds inventoried on the SWt or ony more

detoiled inventories such as the Local Wetlands lnventories (LWl) produced by individuol cities ore

considered significant for the purposes of Goal 5. The Stote Wetlands lnventory incorporates
wetlonds identified on the Notionol Wetlonds lnventory (NWl) The Wetlond Overloy Zone sholl be

opplied to locations of wetlonds as shown on the SWI or LWls. However, o wetlond not listed in on

inventory moy still be protected by relevant Oregon Administrotive Rules (OAR) ond policies setforth
by the Oregon Division of Stote Lands. lt sholl be the responsibility of individuol londowners to verify

the existence or nonexistence of wetlonds on any property prior to ony development activity or other
impoct.

Essentially, the County's Goal 5 program begins with the assumption that all wetlands mapped on the SWI

are significant. The definition for "significant wetland" provided in Section 1182 is verbatim the national
(EPA, Corps) and state (DSL) definition of "wetland". However, the definition also provides a method for
determining whether the wetland should be considered significant if there is a dispute over an area's

biologicalvalue.
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The existing detention pond to the southeast of the site is classified as a PUBHx (freshwater pond)on the
National Wetland inventory. Based on aerial imagery, the pond has been visible since 1994 on. lt lies in

area mapped as Anunde soil, well drained and not hydric. The footprint of the pond is less than one acre.

Per Oregon Revised Statute 141-085-0515, (1) ponds less than 1 acre constructed from upland or (2) ponds

constructed for stormwater treatment are considered Artificially Created Wetlands and exempted and

either the Department of State Lands or U.S. Army Corps of Engineers have jurisdiction of this pond.

1183 Permitted Uses:

Uses and development octivities permitted outright or conditionolly in the underlying zone sholl be

permitted in the Wetland Areo Overloy Zone if they will not result in filling, drainage, removol of vegetotion,

or other alteration which would destroy or degrade o significont wetland as defined in Section 1L82. Minor
drainoge improvements necessory to ensure effective drainage on surrounding agriculturol lands under

Oregon Deportment of Agriculture wetland rules sholl be allowed where such an oction hos been fully
coordinated with the Oregon Deportment of Fish ond Wildlife, the Columbio County Soil ond Water
Conservotion District, ond the Division of Stote Londs. Existing drainoge ditches moy be cleared to originol
specificotio n s with o ut Cou nty review.

Finding 144: The applicant is proposing continued use of the existing settling pond and detentionfire
suppression ponds. The existing pond is considered an Artificially Created Wetland and not regulated by

the Department of State Lands or the US Army Corp of Engineers. This ORS exemption precludes the pond

from being considered a significant wetland.

1l-84 Development Standards:

A. Riporian Corridor Stondords for Wetlands. For the purposes of this Section, "Fish-beoring streoms"
sholl mean oll streams identified os being fish-beoring, by the Oregon Department Forestry in the

Streom Clossificotion Mops, os amended, ond "Fish-beoring lokes" shall mean those streoms

identified in "Lakes of Columbio County". The current Oregon Department of Forestry Stream

Classification Mop is ottached to the Comprehensive Plon, Technical Appendix, Part XVl, Article X(B),

for reference. The Mop, "Lakes of Columbia County" is also ottoched to the Comprehensive Plon,

Technicol Appendix, Port XVl, Article X(B), ond is incorporated therein. Significont Wetlonds are

identified on the Stote Wetlonds lnventory (SWl), and Locol Wetlonds lnventories (LWl's).

The SWI is attoched to the Comprehensive Plan, Part XVl, Article X(A), for reference.

L. Fish-Bearing Lakes. Along oll wetlands ossociated with fish-beoring lakes, the riporian corridor
boundary sholl be 50 feet from the upland edge of the wetlond.

2. Streams, Rivers, ond Sloughs (Greoter thon 1-,000 cfs). Along all wetlonds associoted with all

fishbearing rivers, streoms ond sloughs, with on overoge onnuol stream flow greater than 1,000

cubic feet per second (cfs), the riparion corridor boundary shall be 75 feet from the upland edge

of the wetland. Averoge annual stream flow information shall be provided by the Oregon Woter
Resources Deportment.
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3. Fish-Beoring Streoms, Rivers ond Sloughs (Less thon 1,000 cfs). Along oll wetlonds ossociated

with fish bearing streoms, rivers, ond sloughs, with on overoge onnuol streom flow less thon
7,000 cubic feet per second (cfs), the riparian corridor boundary sholl be 50 feet from the uptand

edge of the wetlond. Averoge annual streom flow information shall be provided by the Oregon

Wote r Resou rces De po rtme nt

4. Other Rivers ond Streams, or Sloughs. For all other wetlonds ossociated with streoms, rivers, or
sloughs, the riporion corridor boundary sholl be 25 feet from the uplond edge of the wetlond.

Finding 145: No riparian corridors transverse the subject property and the existing pond is considered an

Artificially Created Wetland; therefore, these standards are not applicable.

5. Wetlonds not associated with Streams, Rivers, Sloughs, or Fish-Bearing Lokes. Atong olt
wetlonds not associoted with o streom, river, slough, or non-fish-beoring loke, there shall not
be o protective riparian corridor boundory. However, development is prohibited from
encrooching within o delineoted wetlond boundary.

Finding 145: The existing detention/fire suppression ponds are shown on the national wetland inventory
as wetlands. However, per ORS 141-085-0515 they are Artificially Created Wetlands that are not regulated

by Division of State Lands or The US Army Corp of Engineers. This standard does not apply.

B. Corridor Boundary Meosurement: The riporion corridor boundory begins ot the uplond edge of the

wetlond and is meosured outward, further uplond, the required riparion corridor boundory distance.

Finding 147: No riparian corridors transverse the subject property and the existing pond is considered an

Artificially Created Wetland; therefore, these standards are not applicable.

The existing detentionfire suppression ponds are shown on the national wetland inventory as wetlands.

However, per ORS 141-085-0515 they are Artificially Created Wetlands that are not regulated by Division

of State Lands or The US Army Corp of Engineers. No riparian corridors transverse the subject property;
therefore, these standards are not applicable to this application.

C. Activities Prohibited within the Wetlond Riporian Corridor Boundory. ln addition to the prohibitions

of the underlying zone, the following development activities ore prohibited in wetlond riparion
corridor boundaries, except os provided for in Sub-sections 1184(E) ond (F) of this Sub-section:

1". The alteration of the wetlond riparian corridor by groding, the placement of fill material, ond/or
impervious surfaces, including paved or gravel porking oreos or paths, ond/or the construction
of buildings or other structures which require a building permit under the Stote of Oregon

Uniform Building Code, os amended, or other lond use permit.

2. The removol of riporion trees or vegetation.

Finding 148: Riparian corridor regulation in Section 1180 applies onlyto significant wetlands. The existing

detention/fire suppression ponds are shown on the national wetland inventory as wetlands. However, per

ORS 141-085-0515 they are Artificially Created Wetlands that are not regulated by Division of State Lands

23-127 Scion Lumber LLC

07051200202

Site Design Review

September 21,,2023

Page 41 of 45
lt#*$



orTheUSArmyCorpof Engineers. Noripariancorridorstransversethesubjectproperty; therefore,these
standards are not applicable to this application.

D. Exempted Activities. This Overloy Zone does not opply to lond legally used for commercial forestry
operotions or stondard farm practices, both of which ore exempt from the riporion corridor
protection stondords of this Section. The use of lond for commerciol forestry is reguloted by the

Oregon Department of Forestry. The use of land for standard farm proctices is regulated by the

Oregon Deportment of Agriculture, with riporian area and woter quolity issues governed specificolly

by ORS 568.2L0 to ORS 568.805.

Finding 149: The applicant is not proposing commercialforestry operations or standard farm practices. This

standard does not apply.

E. Exceptions to prohibited octivities. Notwithstanding the prohibitions set forth in sub-section (C),

obove, the following development octivities are allowed within the wetlond riparion corridor

boundory:

1. The following wetlond riporion vegetotion may be removed.

o. Non-notive vegetation, invasive species, ond noxious weeds, if reploced with notive plont

species. The replacement vegetation shall cover, ot a minimum, the areo from which vegetotion

wos removed, ond sholl provide for moximum soil retention ond shode cover. Replacement

vegetotion sholl, upon moturity, mointain 75%-1-00% conopy and ground cover.

b. Vegetotion which is necessorily removed for the development of water related and water
dependent uses. Vegetotion removal sholl be kept to the minimum necessory to ollow the woter
dependent and/or water reloted use.

c. Trees ond vegetotion in danger of falling and/or posing a hazord to life or property. lf no hazord

will be creoted, the trees, once felled, sholl be left in place in the riporion oreo.

2. The following development is allowed within the riporian corridor boundory:

a. Streets, roads, and drivewoys, if:

i. lt is not possible to locote the street, road or driveway outside of the riporian corridor

boundory; ond

ii. The street, road or driveway is designed to minimize intrusion into the riporian corridor

boundary;

b. Pedestrion wolkwoys, paths ond trails;

c. Fencing and signs, not including billboords;

d. Droinage focilities, utilities ond irrigation pumps;\

e. Woter-reloted ond woter-dependent uses;

f. New or exponded shoreline stabilizotion ond flood control groding ond structures;

23-727 Scion Lumber LLC
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S. Portoble furniture, ond other portable outdoor equipment for the privote use of the property

owner/resident. For purposes of this subsection, "portoble" sholl mean thot the item is not
offixed to the ground, other than with o choin or other lock which is capable of being removed

at any time.

Findingl50:RiparianprotectionsrelatingtoSectionll80areonlyapplicabletosignificantwetlands;should
the Board concur with DSL's recommendation that the delineated wetlands are not significant, this
standard does not apply.

F. Legol non-conforming uses ore allowed to continue within the wetlond riporion corridor boundary
subject to the requirements in Section 1506, ORS 215.1.30, opplicable stote laws, ond the following
o ddition ol req ui re me nts :

1. For replacement of legal non-conforming structures with new structures, any new structure
sholl be locoted in the same locotion ond in the some footprint as the existing structure and
sholl not disturb odditionol riparian surface area within the wetland riporian corridor boundory.

2. For expansion or olterotion of legol non-conforming structures existing fully or portiolly within
the riporion corridor, the expansion or alterotion shall not occur within the wetlond riparian
corridor boundory. lf the pre-existing structure is completely within the riparian corridor,

exponsion is ollowed only on the side opposite the woter resource.

3. Legal non-conforming lawn within the riparian corridor boundory may be mointained. However,

such lawn sholl not be exponded within the riparion corridor boundory.

4. Legol non-conforming shoreline stobilizotion and flood control structures moy be maintoined.

Finding 151: There are no existing non-conformities on site. This standard does not apply.

G. New activities ond development identified in Sub-section 1184(E) ond 1184(F), obove, shall be
qllowed in the wetlond riparion corridor boundory subject to the following requirements:

1-. All applicable permits from state ond federol agencies, such os the Oregon Division of Stote

Londs (DSL) ond Oregon Deportment of Fish and Wildlife (ODFW) must be obtoined by the
landowner prior to commencing the use or octivity.

2. For octivities ond development for which lond use permits, building permits, groding permits,

vorionces or stormwoter/erosion control permits ore required, the County sholl provide

notification to ODFW of the proposed development activity. The County shall consider the

recommendations of ODFW, including any mitigotion recommendotions, prior to issuance of
permits ond moy condition permit opproval on recommended meosures to mitigote loss of fish
and wildlife habitot pursuant to applicoble provisions of OAR Chapter 6i5, Division 4L5.

Finding 152: One existing detention pond (southeast portion of the site) is classified as a PUBHx (freshwater
pond) on the National Wetland inventory. Based on aerial imagery, the pond has been visible since l-994

on. ltliesinareamappedasAnundesoil,welldrainedandnothydric.Thefootprintofthepondislessthan
one acre. Per Oregon Revised Statute 141-085-0515, (1) ponds less than 1 acre constructed from upland
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or (2) ponds constructed for stormwater treatment are considered Artificially Created Wetlands and

exempted and either the Department of State Lands or U.S. Army Corps of Engineers have jurisdiction of
this pond.

H. Vorionce Provisions

1. ln cases where encroochment into the riparion corridor boundary by octivities ond development

not otherwise ollowed by Sub-section 11.84(E), or 1L84(F) connot be ovoided, o property owner

moy request o Vorionce to the riporion corridor boundary prohibition. ln addition to the criteria

found in Section 1-504, ond the requirements in Sub-section 1"1-84(G), a voriance to the riporian

corridor boundory prohibitions sholl not be granted unless oll of the following criteria ore met:

Finding 153: The applicant is not requesting a variance to riparian corridor protections; therefore, this

section is not applicable.

Section 1185 NATURAL AREA OVERLAY (NA)

Finding 154: The subject property is outside of the natural area overlay; therefore, this section is not

applica ble.

Section 1190 BIG GAME HABITAT OVERLAY (BGR)

Finding 155: Columbia County Comprehensive Plan, Part XVl, Article Vlll(A), Big Game Wildlife Habitat,

identifies three types of big game habitat. The site is not within a Big Game Habitat area, Peripheral Big

Game Habitat area, or Columbia white-tailed deer range. Therefore, development at the site is not subject

to the Big Game Habitat Overlay Zone.

Section 1603 QUASIJUDICIAL PUBLIC HEARINGS

.1 The opplicont sholl submit on opplication ond ony necessory supplementol information os required

by this ordinonce to the Planning Deportment. The opplicotion sholl be reviewed for completeness

ond the applicont notified in writing of ony deficiencies. The opplication shall be deemed complete

upon receipt of oll pertinent informotion. lf an opplication for o permit or zone chonge is incomplete,

the Planning Department shall notify the applicont of exoctly what information is missing within 5

days of receipt of the opplicotion and allow the applicont to submit the missing informotion. The

application sholl be deemed complete for the purpose of this section upon receipt by the Planning

Deportment of the missing informotion.

.2 Once on opplicotion is deemed complete, it shall be scheduled for the eorliest possible heoring

before the Planning Commission or Heorings Officer. The Director will publish o notice of the request

in o paper of generol circulation not less thon 10 calendar doys prior to the scheduled public heoring.

Notices will also be moiled to odjocent individual property owners in occordonce with ORS 197.763

Finding 156: County staff will process the submitted application in accordance with a Type 2, quasi-judicial

review process.

Columbia County Stormwater and Erosion Control Ordinance

l. INTRODUCTION B. Applicobility
23-1.27 Scion Lumber LLC
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1-. Provisions of this ordinance opply to:

o. Building permits for residentiol, commerciol, industriol and accessory uses that involve

disturbing more than 2000 square feet of lond or octivities disturbing more than 1"000

squore feet of land on sites with known ond opporent erosion problems;

Finding 157: The proposal involves disturbing more than 2,000 square feet of land. See Attachment B,

Preliminary Storm Report. A Final Erosion Control Plan will be provided prior to or concurrently with a

Building Permit. Therefore, the proposal can be conditioned to be consistent with the County's Stormwater

and Erosion Control Ordinance.

OVERALL CONCLUSION

As proposed, application for Site Design Review satisfies all applicable review criteria as proposed and

outlined above.

ATTACHMENTS

A. Civil Plan Set

L. Cover Sheet, Sheet C100

2. Existing Conditions/Demo Plan, Sheet C101-

3. Preliminary Access Plan, Sheet C102

4. Preliminary Site Plan, Sheet C103

5. Site Details and Landscaping, Sheet C1"04

6. Preliminary lllumination Plan, Sheet C105

7. Preliminary Grading Plan, Sheet C200- 8. Preliminary Pond Sections, Sheet C20l-

9. Preliminary Drainage Plan, Sheet C300

10. Preliminary Utility Plan, Sheet C400

11. Preliminary Erosion Control Plan, Sheet C500

B. Preliminary Stormwater Report, dated September 15,2023

C. Transportation lmpact Analysis, dated September !5,2023
D. Preliminary Building Plans

1". Crane Building

2. Crane Building Cross Section

3. lsometric

4. Truck Canopy Cross Section
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WATER WELL RDPORT..

(ae requlredby OBS 58?.?S6)

I Anr
751>

riif,iHlitf;F:f,l
ii i r,,,,:,f r,,, il ti F* iLH

i!:. t '', :l iy,Jb .1,-.--=.--.(STARTCARD)

(1) OWNER:
Nans

Addresr P.0.
l-eht

(2) TYPE OF WOBK:
E NewWell fJ D""o"o 'E ir^*raiti.. -

E'Ab-doo

Well

*

{0-;ITQGAfION OX' WELL by legal description:
i:{, Ctiffii$Itsllumbia rantuds LonSiMe

7N N
t2 NEState

Townehip 5ht
Section ta

(10) STATIC WATEB LEVEL:
L61 ft.belowlandgurface. .-

Arteeian prersuro Ib, per sqr.rare inch.

(11) WATEB BEARTNG ZONES:
Depth atwhich water was first found 50t

(12) WELL LOG:
Groundelevation

nat"etartea 10-16-89 Comptetod l0-19-89

Tu Lot- Lot- BlocL-subdivision
street A4d$ss of well (or,neareet addre* LgnqView Fibf e Co .

sorcl.ng yaro, near Dtats.l<anie,Oregon

or\{. WM.

(3) DBrLL METTTOD
E nota"ylit D notarylU"a E cuut"
D O*hor l0-19-89
(4) PAOPOSED USE:
E Domegtic fl Conmunig E Irrd*trid E frrig.tioo
E n"t-"l E Lciotioo E ot&""

Date

Dato

(6) BOR$ IIOLE CONSTRUCTION:
SpecialconvtructtgJ"il" H ffi 

---n"n*l"tc.-ptut"aw"u 330 n
hploaivesused tr El Ilpo

IIOLE

Amount

SEAL Amount
Diametsr

I01
From To From gackc

How war eeal placed Method De Elg-IXc ED trs
E otn..
Backfill placed from-fi, to _ ft.
Gravelplacedfrom t.to 

- 

fL Sizaofmvel
iltat€rid

(6) CASTNG/LTNER:
Diameter From To Gawe Stcel Plartlc Welded Threaderl

tr
m
u
tr
6
tr

Liner:

tr
tr
D
u
tr
tr

D
R
tr
tr
E
n

u
tr
tr
tr
fI
n

Final locatlon of ahoe(r) 1Z1t 1

(7) PERTORATIONS/SCREENS:
[l Perforatione Method totch-crlt
f] s""."* tVpe .Matgrial

Fmn To
Slot
slz,a Dlameter

Telo/plpe
Et"a LlnerCaelng

tr
EI
tr
n
n
tr

tr
n
u
u
n

(8) WELL TESTS: Mlnimumtegtingtlmelr t hour
E r-p [ 8,1"" El ei, n HTI

Yleldga{nin Drawdown Drlltstemct Ttme

gdor Ecortu D ott"tto l20r

(unbondod) Water Well Conctf,uctor Certlflcation:
{ """trfy 

that the work I performed on the construction, alteration, or
abaadonment of thie well is ia cohpliance with Oregon well congtnrction
gtandadg. Materials used and information reported above are tnre to my best
kaowledSeandfelief.

I hr.

Temperatureofwat€r- - . DepthArte.sianFlowFound

Warawateranalyrirdone? [Vo Bywhom

Did any rtnta cottain watar not euilabls for intended use? EI Too little 
--

Signd Date

ftonded) Weter Well Constructor Certificetion:
I accept reeponsibility

work performed on thig well
for the conrtruction, alteration, or abandonnent
during the congtruction dates reported ibove.-all

work performed during thig fime ia in compliance
conatruction rtandards. Thia nport ig true to the best of
belief.

Signed
a

with Oregon well
my knowledge and

wwcNumber L224
Date 1n,-2n-89

From Tlo EgtimatedFlow Rate swL
60 IN 5 60

517 t5z 6U L65

L5 i3n

t5n

,4.1 t30 . r88

Material From To gwL

Too soil o 2
Clav brown 2 IO
CIav red 10 L2
Clav redlsh-brown L2 llL
Clav brown T4 ?n
Clav rrrlsome shale rock 20 ?2
Rock blue broken meditm-hard 22 57
Sand qray-blue soft 57 79
Sand oreen-orav 79 8i
Sand brown-veLlow 83 1tl
SanrJ b'l lre w/hlo hlrre nravel LT3 Lzr]
Sandst-one & shale h]rre-onav L20 175
Shal e & el avsf-nne hl r re-nrav 1't5 2rs
Sandstone rireen-hfue med- snft 215 224
Sandstone blue-orav med.soft 224 317
Gravel blrre w/send 317 322
Sand & qravel 322 332

1/Auc.329 20

r57 520

ORIGINAL & FIRST COPY - WATER REsoURcEs DEPARTMEN-i. SECOND CONSTRUCTTOR THIRD COPY. CUs"IIOMER 980sC 8/38



NC|:IIICE TO wATrR wq.& coIfIBAer\oR
Xlre orl8tnel and fir"st coPY

of tbls r€port are to be
llled wlth the

l

WATEB WELL NEPORT

'Ti,Hfi,F*# IU E DSTATE EN(IINEB, 8ALEM, ORDGION 97810
lrrlfifn 30 days trom tlre date-

ot welt completlon. t

(1) OWNEB:

(2) TYPE (check):
Wew Want' Deegenllul E Recondrttonlllg E Abenalon E
II mrterlal ard ln Item lt,

Statc ltrell No.

(Do irot wrnc em{f f}f el41977
lltetc Pemtt No. --.-,--*

.WELL:

number

Sectlon T. w
Bearlnr and dlstance fom or subdlvlaloD corner

(11) IDATER LEVEL: Completed well.
at

level Islld sur{ace.

ArteBlaq pressutle O ,,Ibr, per square ltrcb.. Data 7 -/t?

(3) TYPE OF rtrELL:
Roiary g( oriva g
Cable tr Jetted P

(4) PBOPOSED USE (chedr):

Domestlc E hdustrial lflftunlctpal I
D llrst

CASING INSTALLED: Tbreadcd D
lDtam. t* -..*.A...- rt. to -.148-..-tt.

DIam. from ft. to **-.--. fL Gagie

Welded,f,l./
aage ".r3.-f..0*

(12) WELL LOG:
Depflr drtlled /4 f

Dlameter ot'weu bclotr **ng ....-d---.--
f,t. Depth o! completed well )49 n.

U rnnronerroNs: W{u E No.

ln,Stze of

ft. to It.

pertorrtloil tron --**-;*-- fi. to ,.--*-.-..- tt.

(7) SCBEENS: weu screen rnsra[edr E v€r ert
trfrnutacturet'r Name

1y9c

Dtam. -.*--........ Slot stze --....-.--.. Ut lrom --.-..--..-...-- tt, to ^*^--*.. ft,
Dtam- ,**---- glot 3tre --.*--- S€t lrom .."-....----.-- tg to -----** tL

after hrr.

Baller test fal.,/mtn. wtth tt. drawdown alter h!3.

(0) CONSTRUCTTON:

WeIl seal-l\taterlal used

Well sealed from land aur{ace to ft.
Dlameter ol weU bore to bottom of BeaI

Dtameter ol weU bore belov seal .,--/4.** tI.-

Number of lacks ol cement used rn well seal !ecks

BacksNumber ol sacIEE ol bentonlte used tn veU 6eal *-..*-..".-.-..---*--
Brabd namc ol bentonlte

Formatlon: Descrlbc color, texhrte, gratlr stre and rtrucfure ol materiab;
rrrd llrow tbJckness and nature ol each strahm aud aquller penetrated,
wlttr et least one entry tor each change of tormatlon. Rzport ed,clu clll,rlge ln
posttto'f- of St{J;to Wd;tet Leoel 

':,;d 
Tnitlf,l'c p'',nch/d'l ?dat3"-bedilr.9 8trotd,

IIATERIAI. swL

work Btertcd

Date weu mechtne moved off, of well

Itrllllug Machlne tollerrtor'r' Ccrdlloltlon:
lfhis well was coistrucffi direct aupervision.

above are true to my

ora*^/-..--.,'LsZ7

used and

Drifling Machlne Operator's Ilcense No, .-. 123
Water WclI Contractor'r Ccrffflcaton:

tn.

pedoretloD! lrom
pertoratlons trom

Qt:

(8) WBLL TESTS: P,I$XgAySrY-e#,#t"y#* 
rever rs

was a $ttrre teat meaet W<q fJWo U yes, av wrlomz..DJE;-1&-&
ft.

Arteslan flow g.p.m.

19

best

tsieedl c-

Fm To

/ e
4rz,//.t.-t

7/'o1 / jtapt-Y 34 ?9
+t"JJti.l Lva..tr/ _q3 zq

/ a-'zzrtl / 2/q Fa
z,ft-t a3 It

/-g>hab- .ea,F*/Ate ?t 94
't ,l./ze 9z -/)/^

)//- ,/49
,rttz/at ./29

te<t /r4tL
/ar ,/4.t ./1t?

,k ,/.Ja,
/ ,ta.

4aJ -*.a&-ze

or FIni)

Number ol Dound! ol b€ntorlte ps 100 gallon5

of water .-*-* lb!./100 galB.

W8r a drlvc shoe used? Ad, n fno gtwr -.......- Slzer locaflon *-.....- lt
bld any rtrata contatn unusable rater? D Ze trl-16
Type of rrater? degtb ol atrata

fL

Tbls well driUed under r$r
tme to the

Name

Address
c

(Wrter W€U

and thls report is

ISignedI

License Dat'e :]s.7.7Gravel placed tnom io

(USE ADI'ruONAL 8SEET8 IF NECESBABY)

gm or

aPq5850-1r9
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Site Name:

Property Location:

Site Property Owner:

Applicant:

Engineer:

Scion Lumber Pallet Facility

Unincorporated Columbia County
T7N, R05W 12
TL:202

Scion Lumber,LLC
PO Box 157
Sheridan, OR 97378

wcN, LLC
C/O Jason Pointer
1995 Airway Road
Lebanon, Oregon 97355

Udell Engineering & Land Surveying, LLC
63 East Ash St.
Lebanon, Oregon 97355



Scion Lumber Pallet Facility
Preliminary Stormwater Report

September 15,2023
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Scion Lumber Pallet Facility
Preliminary Stormwater Report

September 15,2023

1.0 Purpose of Report
Udell Engineering and Land Surveying, LLC, abbreviated UELS, was consulted by the applicant,
WCIS, LLC, to prepare a Stormwater Report for the proposed pallet stock manufacturing facility
located in unincorporated Columbia County near Clatskanie, Oregon. The proposed development
includes a steel manufacturing building and log processing line, modular office/staff buildings, and
associated parking and drainage improvements. The purpose of this report is to demonstrate the
generated stormwater from the development will be properly managed by onsite detention as

required by Columbia County Stormwater and Erosion Control Ordinance (County Stormwater
Standards).

2.0 Site Description
The project consists of one tax lot of approximately 48.62 acres. The property formerly functioned
first as a log sorting facility and later as a chip processing plant with operations ceasing in 2017.
Much of the infrastructure remains in place and functional: a 14.6 acre paved yard, stormwater
settling, detention, and infiltration ponds, paved access roads, a shop building, septic system, and
domestic water system. The bulk of the property area is located at the former mill site to the north.
The existing infiltration pond is located at the SW comer of the property with a narrow strip linking
the north mill site to the pond. The property is bordered by all sides by private timber land. The
main mill portion of the site is bordered to the north by Elliot Road. A pair of single family
residences are located adjacent to the site on Elliot Road to the west and east. Runoff from the site
primarily collects on the surface of the paved yard and is discharged into the settling and detention
ponds. The detention pond features a pump that conveys water to the infiltration pond located at
the southwest corner of the site.

3.0 Proposed Stormwater Facility Improvements
The proposal is to construct the pallet manufacturing facility within the paved yard on the former
mill site. Onsite stormwater will be conveyed to the existing settling pond where it will pass through
several concrete desilting basins and a main settling pool before entering the main detention pond.
The detention pond will feature a permanent pool volume adequate to provide the required fire flow
to the onsite buildings. The detention pond will featwe a fire pump system capable of providing
1000 gpm to the onsite hydrants and main sprinklered building. The pond will also feature a new
storm pump capable of conveying the full 100 year storm event to the existing infiltration pond.
Runoff from the lower gravel drive portion of the mill site will be collected and passed through an
existing concrete desilting basin before getting pumped to the main detention pond. This smaller
pump will also be sized to convey a 100 year storm event. For the purposes of this preliminary
report, the smaller gravel drive portion of the site is included in the overall basin since it will be
routed through the overall detention pond. Runoff from the subbasins within the overall basin will
be examined further during final engineering.

4.0 Design Methodology and Calculations
In order to estimate the capacity of the proposed stormwater facilities, Udell Engineering used the
Santa Barbara Urban Hydrograph (SBUH) method to build hydrologic models using Hydrocad
software Version 10.00-24. Foe this project, the software model is comprised of 2 types of nodes:
sub-catchments and ponds.

Sub-catchment nodes model the basin areas of land that receive rainfall during a storm. They
generate runoff hydrographs based on several factors, including the modified surface runoff curve
numbers, time of concentration, and design storms. For this model, UELS used curve numbers

Udell Engineering and Land Surveying, LLC
Lebanon, Oregon
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Scion Lumber Pallet Facility
Preliminary Stormwater Report

September 15,2023

from Appendix B of the County Stormwater Standards. For both the pre- and post-developed basin
models, UELS used the existing topography and the softwa(e parameters to calculate the time of
concentration. The 24hr design storm values used in the model were taken from Appendix E of the

County Stormwater Standards and are shown in Table I below.

In this hydrologic model, UELS used pond nodes both to route the basin hydrograph through each

ofthe existing ponds. Flow from the settling pond is controlled by an existing 18" culvert passing
through the existing dike between the settling and detention ponds. Flow from the detention pond
is controlled by the proposed pump system. Please refer to Appendix F for more information on
the proposed pump. Flow from the detention pond passes through approximately 4800' of pressure
storm drain before discharging into the infiltration pond. Based on available NRCS soil data (See

Appendix B), the existing infiltration pond should be adequate to fully infiltrate a 100 year storm
event. Prior to final engineering, a full geotechnical investigation will be conducted on site,

including infiltration testing. The results of the infiltration tests will determine whether the existing
infiltration pond is adequately sized or if an additional infiltration pond will be needed.

The following table displays the input parameters that UELS used in the Hydrocad model

Table l,Input Parameters used for Hvdrologic Analvsis

Parameter Value

Modified Curve Numbers Varies

Rainfall Distribution Type lA
Hydrologic Soil Group B

Design Infiltration Rate 2.17 inhour

50Yo of 2yr,24hr Design Storm I .4 in

l0yr,24hr Design Storm 3.9 in

l00yr,24hr Design Storm 5.4 1n

+To be confirmed by onsite infiltration testing

Source

County Stormwater Standards

SCSAJRCS

NRCS Web Soil Survey

NRCS Web Soil Survey*

Salem Stormwater Stds
I

Salem Stormwater Stds

Salem Stormwater Stds

The following tables display the results of the hydrologic calculations. See Appendices D & E for
the full results and hydrographs from the Hydrocad model.

Table 2, Comparison Table of Pre-Development to Post Development Release Rates
Storm Event

50%o of 2yr.-24hr
l0yr.-24hr

l00yr.-24hr
*Runoff will be fully infiltrated

Pre-Developed (cfs)
0.06
1.77

4.83

Post-Developed (cfs)
0.0*
0.0*
0.0*

Table 3, Detention Pond Volume Summary
Storm Event Storage Used* (cf) Total Storagen(cf)

50Yo of 2yr.-24hr 76,480 262,263
l0yr.-24hr 142,726 262,263
100yr.-24hr 188,360 262,263

*Includes 71,300 cfpermanentpool for fire suppression

Udell Engineering and Land Surveying, LLC
Lebanon, Oregon

Peak Elevation (ft)
491.72
494.24
495.76
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Scion Lumber Pallet FacilitY
Preliminary Stormwater Report

September 15,2023

5.0 Conveyance System
During final engineering, UELS will use the Rational Method to calculate the capacity of all

proposed storm drain pipe.

6.0 Conclusion
UELS prepared this preliminary stormwater report for the proposed pallet manufacturing facility
to generaliy conform with the Columbia Couniy Stormwater and Erosion Control Ordinance. The

body of this report provides detailed parameters and design criteria that demonstrate conformance

with the design standards. Based on the information within this report and the analysis provided,

UELS believes that the preliminary stormwater management plan for the proposed development

meets or exceeds Columbia County Stormwater Standards.

Udell Engineering and Land Surveying, LLC
Lebanon, Oregon
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Wetland Land Use Notice Response

Response Page

Dspartme$t df $tals Lands 1n$ll WNf*

wv2$23"rxJ6$

Reeponsib$e Jurlsdictlon

$taff Contact

Deb.Dreh iar0b

Local case file #

Dfn 24,03

Municipality

Columtria Cowty

Jurisdiction Type

County

Sectioh

ll

Coungr

Coiil-r:l.ra

Activily Location

Township

07N

Range

o5v1/

QQ section Tax Lol{s}

?clz

::; : ) . . ...

Lafitude

4$.10722.u

C-clurnbi;:

Longitude

-123.24$421

Wetlan dlWa terw ay I Other Water Features

There arelrnay be wetlands" wate.rways or other water fealilres on the property that are subjeci to the Slate Removal-
Fiil Lavv based upon a revievv o{ wetlland rnaps" ihe coun$ soll survey and oiher available inJornation.

The I'lalional Wetlands lnvenlory shows wetland. wal€{way or otber water fealur€s on the property

Your Activity

A strale peffnii will nol be required for the proposed project ileca{jrse" hased on {he s,ubln;t&ed site plan. t}ie projecl

avoids impacts 1o iurisdiclional wetlands" walerways" or oll.ler waters-

Applicable Oregon Removal-FIll Perrnit Requirement{s}

A siale perrnil is requlred for 50 cubic yards or nrore of Jlll removal or olher ground alteralion in wellands. below
ordinary higLh waler of 'wa{erwatrs" wilhin olher walers oI llw sfa{e, er beionr highest measured lide.

RECEIVED

NOy Z T Z0Z3

DeveloprnentLand
Services



Additional Commenls

i (li r !i.: iCili tra'i it'I j jil i rij:r {j j i! ;-il.ei5.

Ctosing lnforrnation

Response by:

| ) ;l t1v,.1 !:.\' il t r,,,

iri?-r. fjiJl .-iai.ftol ailf,e:-" 10 l--ie '.ftlitrn iirti il:u'll'ai jr;arjti; r

This is a preliminary jr-rrisdictienal detenrinatian and is *dvisory cniy.

Coniaet lnforrnation

r:u-relt l!r.i i:: li:L.rr:-l al: http://www.oregon.gov/dsl/wdpages/wwstaff.aspx

;1 https://www.oregon.gov/dsl/WWDocumentsiRemoval-FillFees.pdf

Response Date

ii;i:?-; ).i,)2,';

Response Phone;

!;'.)'j -',),;i' " l;27 1



{. f rl i'\1ljl/l t (Jl 1\ . 1
l. \\lr l)l-l i r ()P\tl,\ I .\r:fil t{ l.s

Planning Dir ision
ll rl i{ iil{.}l t\i

S i ll::l-l'\\ { }Rt't,'(.i\ ,?r-!ii:

i'hr*rr r5{liJ.l!):-JS{il i:at a{!r.1r-tlt!.lgir:

Ocinber 25. 2{J:-r

REf IRRAI- A\I} ACKN0T4'LEDCI\TU]T I

,llatr: 0ctober25,2023
F ils # tlR 2+03
{)tncr/Applirant: Scion l,umbcr & L'dell Enginrering
iltap/Tarlot: 75I 2-00-002$2
Site Address: Llnassignrd
Zone: Resource lndustrial Planned Delelopment (RtPI))
Size: -.19 Acres

Dc-bo^-zr-, , TZCob J
..o\.r*\rr:co.:^\ O." . 

S "J

\{)'l'l{"'F. IS ll}:RF.BY {;lVli,\ that that I}rian \ty'ers u'ith Scion Lumber & Lldeil Irngineering and [.and
Sun,eying havc suhmitted an application firr a Sitc l)csign Rer.,ieu' lbr lVlap# 7513-00-00302, zoned ItlPD.

SAID I't;BLlfl HEARIi\C u'ill be held be fore thc (lolunrbia Caunn' Planning Comnrission orr llondl"t" J:rnu:l-l
ll, 2$21. starting at 6;30 p.m.

l)uring the Ct)\rlL)-19 global pancientic. thc ('olumbra Countr Planning Commission rlill hc hnsring thcir puhlic
hr:aring viacnline webinar. Please use thr links bclorv if 1'ou n'ish lri participale in rhc puhlic nl*cting.

Cqttumbia Coung' Planning Commission l'Iecting

Pfuase join m1' merting from 1'our computer, table{ or smartphone.
I { ! 1x-. 1r I q g1gglq. r:il! r-l I !l lt!! {r{ I :,i.) 7

You can also dirl in using vour phone.
Access Ccde: 880-60:-597
I Jnited States {'l'oll ljreci: I 1166 t199.1679
I r;itcd Stalrls; 1_l t57l_t -1I7-.1I l{r

(,ict the epp now and br ready when your first meeting starts:
ltltps ;r ;fi rc'*[.golu.corrt, ittslal I

TIllti APpl,ICAT|O:\ ls FOR {J;\drninisrrarir.c Rer.igv: tX} planning Cornrnission. l{earing l)ale:.Ianuar.v !1.

z{tz{

I'l,EASll RETURN BY: Nuvcmber 7,2{t23

fJlannr:r: Debbie Jaeotr

l-i':e encloscd appiication is being rElerrcd lo,you lbr lour in{bnlration and conrment. Your reccn:mcndalior: and
sugges{ions rvill be used b.'" the Cauntl Planning l)epanmenl and.'or thc (loiLrnrL}ia Countl l)lanning Comnrjssiorr irr
arririn-ualadesisinn. Yourpromptreplr u'ill helpr.rstopr(lccssthisapplicalionandruili cruurcthcinclusi,-rnr.ri'
\()ur r!'tr)rllmendations in thc stalTrep()rt. P{rass c(}mnlenl bclilrr.

5IPLAlriNlNG OiVISiON*^PLANNING {{AY 5}YFORMSsfiEFtfifi.At A{',lD ACKNOWLEgGMtNtTYRtf ER,RAI AND

,IC,(NOWLEDGMTliT - PC DOCX



+ \1.'c lravc rcvien,cd the enclosed applicarion and have no obiection lo its approval as subntitted

l. fr* -pttuse 
serr aftached lctter or notes belon lbr our cornmcnts.

i. . Wc arc considering the proposal lurthcr and u'ill [s1:g c:sirnnr€nts to you b1'

4. .-----.-'-_.(Jur hoard must meet to consider this: u'e will rcturn thcir conrments to ;-ou b1'

5, ._-_ __Plcass contact our ofltce so we ma)' discuss tltis.

6. ****,We recommcnd denial of the applicatir:rr. lirr the reas()ns below

COMMIJNTS

Signcd

I-itls":

3<.*-
(-t"€..- e

- .-,,,, - t,rinrc-d Nanre:-SSalg-=)- .-,$ >.<,-E::::

--'--t)ate : \\- ?8"?3

De-b*=i e- 
,

5 \nz-re-

f'. €.\r-

*'^o\ G\> sr\q-
I

..*5 *\ 3<-..--- J-fva2r\alsna,l\

fr* l\ --t* >.\..--. cr..,- A .(,.. ft"^-- 2c<-c-gg cr"T -)

S- 
PP \ ' a<-*,rr-** \-r-r'n'1:rst- q,*) r') )c-\\ €r:5'^^-*r-

\
A)-utJ11 \U-.* r SS1sc-1,,

f-*'*A l$5 r.tg,n1a,.1 '^*\ to.-> "-t! o't {U'\
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Deborah Jacob

From:
Sent:
To:
Cc:

Subiect:

Scott Toenjes

Tuesday, November 28,2023 10:44 AM
Deborah Jacob

Grant DeJongh

RE: Elliott Road/Highway 47, Brian Myers with
Land Surveying, DR 24-03

and

Hey Deb,

Thank you, I hope you enjoyed your long weekend as well!

According to the applicants plans submitted in the Dr Application it looks like Miller Station Road is 24' wide minimum
and paved. That definitely meets our standards for private roads, so we should not need any road improvements for
Miller Station Road.

As far as the street sign requirement, one of the things we have been looking at is requiring the applicant to also get an

additional sign which would go on the same post as the street name sign to designate that it is a private road. We have

had members of law enforcement requesting that there is some sort of designation for private roads to help them when

they are out in the field. This would simply be a "Private Road" sign in yellow above or below the street name sign.

Thank you.

Scott Toenjes I Engineering Technician I Columbia County Public Works

1054 Oregon Street, St Helens, OR 97051

503 -366-3963 | F 503 - 397 -7 21 5 | scott.toenjes@ colu m biacou ntyor.gov

Service - Engagement - Connection - Innovation

From: Debora h Jaco b <De bora h.Jacob @col um biaco u ntyor.gov>
Sent: Monday, November27,2023 8:39 AM
To: Scott Toenjes <Scott.Toenjes@co I um biacountyo r.gov>

Subject: RE: Elliott Road/Highway 47 , Brian Myers with Scion Lumber & Udell Engineering and Land Surveying, DR 24-03

Hl Scott,

Hoe you enjoyed the long weekend I

I spaced it and forgot to ask if Public Works will require any improvements to Miller Station Road?

LDS will require the facility be addressed off Miller Station Road and to have the road sign to this private road installed
prior to building permit issuance.

Thank you.

Deborah S. Jacob

Senior Planner
so3-397-7260

1

RECEIVED

NO\/ 2 I 2023

Land DeveloPnRent Services

Deborah.iacob@co lum biacountvor.sov



Deborah Jacob

Sent:
To:
Cc:

From:

Attachments:

Scott Toenjes
Wednesday, November 22,2023 1:50 PM

Planning Department.UserGroup
Michael Russell; Grant DeJongh; Sara Smith
Elliott Road/Highway 47, Brian Myers with Scion Lumber & Udell Engineering and Land

Surveying, DR 24-03
0018_O01.pdf

Subiect:

Here are the Columbia County Public Works Department's comments for this DR Application:

1. Applicant must obtain an access permit for every access point on the developing property at the time permits
are required. Access onto Elliott Road is only approved for emergency access and not a primary access. Elliott
Road and Palm Hill Road are not suitable for heavy truck traffic due to the steep grades and many hairpin turns.

2. The County Public Works Department does not have any comments or concerns from a County Road
perspective. Elliott Road is stated by the applicant to be for emergency access only, which can be handled
through the access permitting process.

3. Public Works finds that the TIA adequately analyses potential traffic impacts to surrounding roads. The TIA
states that the connection to Highway 47 has inadequate sight distance. This should be reviewed by ODOT for
their comments as Highway 47 is under ODOT jurisdiction.

Thank you

Scott Toenjes I Engineering Technician I Columbia County Public Works
1054 Oregon Street, St Helens, OR 97051
503-3 66-3963 | F 503-397 -7 21 5 | scott.toenjes@colum biacountyor.gov

Service - Engagement - Connection - lnnovation

RECEIVED

NO\/ 2 2 20?3

Land Deveioprnent Services

1



Deborah Jacob

From:
Sent:
To:
Cc:

Subiect:
Attachments:

Michael Russell

Friday, December 1,202310:36 AM
Planning Department.UserGroup
Grant DeJongh; Scott Toenjes

DR 24-03 - Elliott Road/Highway 47, Brian Myers with Scion

Pallet Stock Manufacturing Facility TIA-Region 2 Review

ODOT reviewed the TIA and provided the attached response.

Upshot: There are some technical comments regarding the TIA's methodology but this has no material effect on the

reports conclusions. ODOT has no specific mitigation requirements for this project other than requiring ODOT approval

for any mitigation measures that may involve Hwy 47 (l do not think we have any at this time). Please include this letter

into the record for this project.

Mike Russell I Director I Columbia County Public Works 
I

1054 Oregon Street, St Helens, OR 97051

503-397-5090 | F 503-397 -721 5 | Michael.russell@columbiacountyor.gov
Service - Engagement - Connection - lnnovation

RFCEIVED

DEC 0 1 zazt

Services

1



regon Department of Transportation
Region 2 Tech Center

455 Airport Road SE, Building B

Salem, Oregon 973011 -5397

Telephone (503) 986-2990

Fax (503) 986-2839

RECEIVED

DEC 0 I 2023

Land Developrnent Services

DATE:

TO:

FROM:

Titra Kott'k, ( iovcnrrrr

November 28,2023

Caroline Crisp

Senior Transportation Planner

Ariere s r"."' 
;31t']r]d13r,oo

Arielle Ferber, PE

Traffic Analysis Engineer

SUBJECT: Pallet Stock Manufacturing Facility Development (Columbia County, OR) - Outright Use

TIA Review Comments

ODOT Region 2 Traffic has completed our review of the submitted traffic impact analysis (dated

September 15,20231to address traffic impacts due to development on the southwest of the Palm Hill

Road at Elliot Road intersection in Columbia County, with respect to consistency and compliance with
ODO?s Analysis Procedures Manual, Version 2 (APM). The APM was most recently updated in November,
2023. The current version is published online at: http://www.oreeon.eov/ODOT/TD/TP/Paees/APM.aspx.

As a result, we submit the following comments for the County's consideration:

Analysis items to note:

L. The Oregon Highwoy Plon (OHPI v/c mobility target for OR 47 (district highway, rural lands) is 0.75

rather than 0.70 as cited. This has no impact on the conclusions of the analysis.

2. The study utilized the average rate method of trip generation using employees as the independent

variable, however, it may be more applicable to use the gross floor area (GFA) as the independent
variable (average rate method). This yields a trip generation rate of 4L PM peak hourtrips (13 in, 28

out) and 261 daily trips. This would impact the operational results, but most likely not the conclusions

of the analysis due to the low traffic volumes.

Proposed mitigation comments:

3. ODOT maintains jurisdiction of the Mist-Clatskanie Highway No. 110 (OR 47) and ODOT approval shall

be required for all proposed mitigation measures to this facility.

4. No mitigation measures have been proposed. This conclusion appears reasonable for this proposed

development.

Thank you for the opportunity to review this traffic impact analysis. As the analysis software files were
not provided, Region 2Traffic has only reviewed the submitted report.

1 of2



This traffic impact studv has been. for the most part, prepared in accordance with ODOT analvsis
procedures and methodoloeies. lf the Countv determines anv of the above comments will merit the need

for reanalvsis. we would be willing and able to assist with a second round of review.

lf there are any questions regarding these comments, please contact me at (9771 208-1290 or
Arielle. Ferber@ODOT.state.or. us

2of 2



COLUMB]A COUNTY
LAND DEVELOPMENT SERVICES

Planning Division
COURTHOUSE

ST, HELENS, ORECON 9?O5I
Phone: (503)397-1501 Fax; (503)366-3902

October 25,2A23

REF'E.RRAL AND

Date: October 25,2023
File # IIR 24-03
Owner/Applicanl: Scion Lumber & Udell Engineering
Map/Taxlot: 7512-00-00202
Site Addrcss: Unassigned
Zonez Resource Industrial Planned Development (RIPD)
Size: -49 Acres

NOTICE IS HEREBY GIVEN that that Brian Myers with Scion Lumber & Udell Engineering and Land
Surveying have submitted an application for a Site Design Review for Map# 7512-00-A0202, zoned RIPD.

SAID PUBLIC HEARING will be held before the Columbia County Planning Commission on Monday, Janunry
8,2024, starting at 6:30 p.m.

During the COVID-l9 globai pandemic, the Columbia Coung Planning Commission will be hosting their public
hearing via online webinar. Please use the links below if you wish to participate in the public meeting.

Columbia County Planning Commission Meeting

Please join my meeting from your computer, tablet or smartphone.
I t! tp!:1!t!gql,gttltL-tur rr.'tlrltlfr{ ll-itl 7

You can also dial in using your phone.
Access Code: 88A-602-597
United States (Toll Free): | 866 899 4679
United States: tl (571) 317-31L0

Get the app now and be rendy when your first meeting starts:
https :i/meet. soto.con/i nstall

THIS APPLICATION IS fOR 0 Administrative Review; (X) Planning Commission, Hearing Date: January 8,
2424

PLEASE RETURN BY: November 7,2023

Planner: Debbie Jacob

The enclosed application is being referred to you for your information and comment. Your recommendation and
suggestions will be used by the County Planning Department and/or the Columbia County Planning Commission in
arriving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recornmendations in the staff report. Piease comment below,

5;*PLANNiNG DIVISION*^PLANNING (KAY,s)YFORMSVREFERML AND ACKNOWLEDGMENT*REFERML AND

ACKNOWLEDGMENT - PC.DOCX

RECEIVF.D

NO\/ 0 t2023

Land DeveloPrnent Services
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COLUMBIA COLTN,TY
LAND DDVELOPMENT SERVICES

Planning Division
COURTHOUSE

S'T. HELENS,OREGON 97051

Phone: (503)397'1501 Fax; (503)366-3902

October 25,2023

REF'ERRAL AND ACKNOWLEDGMENT

Date: 0ctober 2512023
File # DR 24-03
OwnerlApplicant: Scion Lumber & Udell Engineering
MapfTaxlot: 7512-00-00202
Site Address: Unassigned
Zonu Resource Industrial Planned Development (RIPD)
Size: -49 Acres

NOTICE IS HEREBY GMN that that Brian Myers with Scion Lumber & Udell Engineering and Land

Surveying have submitted an application for a Site Design Review for Map# 75n-A0-00202, zoned RIPD.

SAID PUBLIC I{EARING will be held before the Columbia County Planning Commission onMonday, January

8,2A24, starting at 6:30 P.m.

During the COVID-l9 global pandemic, the Columbia County Planning Commission will be hosting their public

hearing via online webinar. Please use the links below if you wish to participate in the public meeting.

Columbia County Planning Commission Meeting

Please join my meeting from your computer, tablet or smartphone.
Irtl ns : r'lr trcc t. uoto.conl/[l tt06(12 5 97

You can also dial in using your phone.
Access Code: 880^602-597
United States (Toll Free): I 866 899 4679
United States: +1 (571) 17-3116

Get the app now and be ready when your first meeting starts:

hUps;ll,meet.eoto,

THIS APPLICATION IS FOR 0 Administrative Review; (X) Planning Commission, Hearing Date: January 8,

2024

PLEASE RETURN BY: November 7'2023

Planner: Debbie Jacob

The enclosed application is being referred to you for your information and cornment. Your recommendation and

suggestions will be used by the County Planning Department and/or the Columbia County Planning Commission in
arriving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recoilrmendations in the staff report. Please comment below.

S:YPLANNING DIVISION*^PLANNING (KAY'S)YFORMSYREFERML AND ACKNOWLEDGMENTYREFERRAL AND

ACKNOWLEDGMENT . PC.DOCX

RECEIVED

DEC 0 7 2023

Land Developrnent Services



('ot_{-;\,tBtA I ot.;N} Y
I -,\i\D DEVF.I-OP\l ENT SERVI('FS

Planning Division
CLlt,rR-IlJOliSI51 . tliit-t]l'is.ORlrGO\ir?{15 I Ph(ulc:{stl.r}ir?-15{Jl Fax:{5{).3!366,39{}:

October 25- 2i123

RSFERRAL AND ACKNOWI-EDGMENl'

Date: October 25,2023
File # DR 24-03
Orvner,rApplicant. Scion Lunrber & Udell Engineering
Map/Tax I 0t: 75 I 2-00-00202
Site Address: Unassigned
Zone: Resource Industrial Planned Developruent (RIPD)
Size: "049 Acres

NOTICE lS HEREBY CIVEN that thal Brian Myers u'ith scion l-urnber & t-idell Errgineering and Land
Surveying have subrnitted an applicalion firr a Sile Design Revierv fbr h{ap# 7512-Ll0-00202. zoned RIPD.

SAID Pt,BLIC HEARING rviil be held befbre the Columbia County Planrrirrg Commission on Mondal'^ January 8,
2024. starting at 6:3{) p.m.

During tlre COVID-19 global pandemic. the Colunibia County Planning Cornmission rvill be hosting tiieir public
hearing via online r*'ebinar. Please usc thc links belorv if vou u.'ish to participate in the public meetilig.

Colurnbia County Flanning Cornntission Meeting

Please join my meeling fi'orn your cotnputer, tablet or srnafiphone.
lrttDs :r'lnreet. eoto.cornrS 80602 59 7

You can also dial in using your phone.
Access Code: 880-602-59?
tjnited States (Toll Free) I 866 899 ,4679

Unitcd States: +l t57l'1317-31 16

Cet the app now and be ready u,hen your first lneeting starts
https :r'lmeet. goto. cottinstall

THIS APPLICATIOI{ {S FOR {) Administrative Rg,ierv: {X) Pianrring Cornmission. Hearing Date: January 8,2{)24

PLEASE RETURN BY: Noveniber 7^2023

Planner: Debbie Jacob

The enclosed applicatiorr is being refen'ed {o you fnr your inlonnatiolr i:nd cornrnent. Your recomrnendation and
suggestions r.l'ill be used by the Coutrtl,Planning Department andior the Colutnbia Countv Plannirrg Cornmission in
altiving at a decision. Your prot:rpt reply rviil help us to process this application and will ensure thc inclusion of l,our
recorlrnrendations in tlie s{alf repod. Please conlncul belo*'.

RECEIVED

NOv I 3 20?3

Developrnent SeryicesLand
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S:*PLAI,{N!NG DtVlStONY"tP!-ANNING {KAYS}+fORh{S*REFERfi.AL A.},{D ACKNOWLEDGMENT+REFERRAL AND
-PC"DOCX

We lnave rwiewed tlee enclnsed applicatic*n aud have no objection to its appruval as subrnitted"

?. 

-Flease 

see attachd idter or notes below for our conunents-

aJ We are considering the proposal furtlrcr and will have comrnemts to Saou by

Ourboard must meet to consider tfiis; vre will Ee,tum their comments to you by

-Please 

contact our ofFtce ss $'e rnay discuss this.

- - We recommend denial of tlre applicafiorq for tlrc rjca.${}tt$ below:

4"

5.

6.

hlanae" /o ttl 9e,*L l.u

Q



COLUMBIA COT'N'I'Y
LAND DEVT;T,OPMENT SERVICSS

Planning Division
COURTHOUSE

s]'' HELENS, OREOoN 9705t
Phone: (503)397-1501 Fsxi (503)366-3902

October 25,2023

REFERRAL AND ACKNOWLEDGMENT

Date: October 25,2023
File # DR 24-03
Owner/Applicant: Scion Lumber & Udell Engineering
MaplTaxlo t: 7 512-00 -00212
SiteAddress: Unassigned
Zane: Resource Industrial Planned Development (RIPD)
Size: -49 Acres

NOTICE lS HEREBY GMN that that Brian Myers with Scion Lumber & Udell Engineering and Lzurd
Surveying have submitted an application for a Site Design Review lbr Map# 75n-A0-002A2,zoned RIPD,

SAID PUBLIC HEARING will be held before the Columbia County Planning Commission on Mondny, .lanuary
11,2024, starting at 6:30 p.m.

During the COVID-l9 global pandemic, the Columbia County Planning Commission will be hosting their public
hearing via online webinar. Please use the links below if you wish to participate in the public meeting.

Columbis County Planning Commission Meeting

Please join my meeting from your computer, tnblet or smarlphone.
Irltrulbu,qt.el'lgcqlr{$ft!l6t}3 5I ?

You can also dial in using your phone,
Access Code: 880-602-597
United States (Toll Free): I 866 $9q 4679
United States: +l (571) 317-3116

Get the app now nnd be ready when your first meeting startr:
M
THIS APPLICATION IS fOR 0 Administrative Review; (X) Planning Commission, Hearing Date: January 8,
2024

PLEASE RETURII BY; November 7,2023

Planner: Debbie Jncob

The enclosed application is being referred to you for your information and comment, Your recommendation and
suggestions will be used by the County Planning Department and/or the Columbia County Planning Commission in
arriving at a decision. Your prompt reply will help us to process this application and will ensure the inclusion of
your recornmendations in the staff report. Please comment below.

S:YPTANNING DIVISIONY^PLANNING (KAY,S)YfORMS+REFERML AND ACKNOWLEDGMENT*REFTRRAL AND

ACKNOWLEDGMENT - PC.DOCX

RECEIVED

Ocr $ 0 2023

Land Developrnent Se rvices
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