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BEFORE THE BOARD OF COLINTY COMMISSIONERS
FOR COLUMBIA COLTNTY, OREGON

In the Matter of the Application of Midway )
Veterinary Hospital for a Major Map )
Amendment from Rural Residential to )
Existing Commercial (EC) )

ORDINANCE NO. 2OO9-IO

The Board of County Commissioners for Columbia County, Oregon, ordains as follows:

SECTION 1. TITLE.

This Ordinance shall be known as Ordinance No. 2009-10.

SECTION 2. AUTHORITY.

This ordinance is adopted pursuant to oRS 203.035, oRS 197.610 and lg7.6ls, and ORS
197.732

SECTION 3. PURPOSE.

) The purpose of this Ordinance is to approve the Application of the Dr. Lewis Fowler and Midway
Yeterinary Hospital (Application No. PA 09:01/ZC OS-fi$ for a Comprehensive plan and ZoningMap
Amendment to allow for future clinic expansion on an approximately 2.04 acre properly identified as Tax
Lot 4119-030-0200 and on the west side of Highway 30 between the cities of Scappoose and St. Helens
at 34453 McGary Lane. The Major Map Amendment includes a Comprehensive Plan Amendment to
change the subject properfy from Rural Residential to Existing CommerCial, a Zone Change from Rural
Residential-2 (RR-2) to Existing Commercial (EC), as well as a requisite Goal Exception to Statewide
Planning Goal 14.

SECTION 4. EIMINGS.

The Board of County Commissioners adopts Findings of Fact and Conclusions of Law contained
in the September 30, 2009 Land Development Services Staff Report to the Board of County
Commissioners, with all of its attachments, which is attached hereto collectively as Attachment 1 and
incorporated herein by this reference.

SECTION 5"

A. The Columbia County Comprehensive Plan Map designation for Tax Lot 4119-030-0200
is hereby amended from from Rural Residential to Existing commercial.
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B' The Zoning Map designation for Tax Lot 4119-030-0200 is hereby amended from Rural
Residential-2 (RR-2) to Existing Commercial (EC).

C. An Exception to Statewide Planning Goal 14 is taken and made a part of the Columbia
County Comprehensive Plan for Tax Lot 4119-030-0200, based on the analysis contained
in Attachment 1 and the documents incorporated therein.

As part of its Approval of Application No. PA 09-0llZC 09-02, the Board of County
Commissioners hereby imposes the following conditions of approval:

I Approval of the Exception to Statewide Planning Goal 14 for Tax Lot 4Il9-030-
0200 is specific to the size and intensity of the use of the property as a veterinary
clinic. The subject properly shall only be used for a veterinary clinic and
accessory uses, the proposed use. Other uses listed in the Existing Commercial
zone may not be located on this site without taking a new exception to the
Statewide Planning Goals.
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Form

By:
ce of County Counsel

First Reading /il-tt/-l q
Second Reading /0-Ay'tq
Effective Date: / ' ,? L - .A t't C

A Type II Site Design Review shall be approved by columbia County prior to any
further development of the subject property.

,, n flt
DATED this ,{ i5'"'day of ilu,. i) l,L=., .2009
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BOARD COMMUNICATION
FROM THE LAND DEVELOPMENT SERVICES DEPARTMENT
MEETING DATE: October T,2OO9

TO: BOARD OF COUNry COMMTSSTONERS

FRolvl: Todd Dugdale, Director of Land Deveropment se d&,,
rvtces ' * ''- r,4Ft4 *$tiFdTV

SUBJECT: pUBLtC HE,AR|NG - L.AND USE SEp g g z00g
PA 09-01 Comprehensive plan Amendment

Ru ra I Reside ntiat (RR) to Existi n g c om m ergfJtfiglr $elijfd$Ht
ZC 09-02Zone Change

Ru ral Resid.entia t-2a c(RR -2) T o Existin g com mercial (Ec)
344s3 McGary Lane, warren/Tax parcel No.4119--030-02000
Midway Veterinary Glinic, Owner/Angelo Planning Group, Applicant

DATE: September 30, 200g

SUMMARY: Angelo Planning Group, applicant, on behalf of owner, Dr. Lewis Fowler of the MidwayVeterinary Clinic has requested a Comprehensive Plan and Zoning Map Amendment to rectify mappingerrors that occurred with the adoption of the Comprehensive Planlnd Zoning Ordinance in 1g84. Thesubject property is approxim aLely 2.04 acres in size and is located on the-west side of Highway 30between scappoose and st. Helens, at34453 McGary Lane and identified by tax lot# 4119-030-02000.said property is currently zoned Rural Residential-2 (RR-2), but has been lawfully developed and inoperation with the Midway Veterinary Clinic since (at least) 1982. Rroperties containing laMulcommercial activities on the 1984 adoption date of the Comprehensive plan and Zoning Oriinanclshould have been designated "Existing Commercial." Although legally operating priorto 1gB4 zoning,the subject property was not afforded the benefit of the "Existing comm;rcial" plarior zoning designation.

The RR-2 zoning designation has rendered lhe veterinary clinic a "non-conforming use,,, and as such,has limited the physical expansion of the clinic. Following this Plan Amendment and Zone Change, theapplicant would like to expand the clinic from 3,411 squire feet to 6,000 square feet to accommodate
business increases that have already occurred. Said expansion of commercial structures, outside of anUrban Growth Boundary, requires an exception to Statewide Planning Goal 14: Urbanization. Theexception criteria were addressed in this application, and the Departm-ent of Land Conservation andDevelopment (DLCD) was notified of the request. DLcD had no objection to the Major MapAmendment
or Goal 14 Exception. Expansion of the structure is further subjecito a Type ll Site Design Review andwill be reviewed through a separate, succeeding application process.

Concerns regarding this application were submitted to Land Development Services and testimonypresented at the August 3, 2009 Planning Commission meeting. A neighbor of tfre cfinic 
";;;;;concerns regarding signage, speed limits and parking. Said concerns will be addressed through the SiteDesign Review process. A member of the Scappobse CPAC raised concerns about the care of theanimals within the facility, such as the boarding of sick animals next to healthy animals. State lawaddresses standards for animal housing areas in veterinary clinics. As part of tf'" clinic expansion,additional animal holding areas are prop-osed and will provide for more sanitary housing in compliancewith State statute and rule' Finally, a kennel owner in the County expressed concerns regarding the landuse review and licensing process for veterinary clinics as opposed to the land use review and-licensingprocess for kennels. Veterinary clinics are specifically exempt from kennel licensing requirements, a!
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they are licensed through the Veterinary Medical Examining Board. Additionally, the intent of this
application is not to allow a new use, but to recognize an existing use with the appropriate zoning.

ATTACHMENTS: .

1. Board Staff Report
2. Letter from Barbara Aulbach, dated August 6, 2009
3. Tesiimony from Alta Lynch, dated August 3, 2009
4. Testimony from Mary Miller,
5. Application
6. Vicinity Map
7. Address Map
8. Zoning Maps (Existing and Proposed)

SUGGESTED MOTION:
I move to tentatively approve PA 09-01 and ZC 09-02 for a Comprehensive Plan Amendment from Rural
Residential to Existing Commercial and a Zone Change from Rural Residential.Z (RR-2) to Existing
Commercial (EC) on property identified by tax loI# 4119-030-02000; and, instruct staff to prepdfe an
Ordinance for adoption.



COLUMBIA COUNTY BOARD OF GOUNTY COMMISSIONERS
Staff Report

September 30, 2009

Maior Map Amendment

HnaRINc Darr: October 7,2009

Fr,n NuptnBR: PA 09-01 and ZC 09-02

Appllcaxt: Serah Overbeek
Angelo Planning Group
921 SW Washington Street, Suite 486
Portland, OR 97205

OwNsR: Dr. Lewis Fowler
Midway Veterinary Hospital
34453 McGary Lane
Warren, OR 97053

Strn LocarloN: The site is located on the west side of Highway 30, approximately halfway
between Scappoose and St. Helens at34453 McGaryLane, Warren.

Tax lVlap No: 41 19-030-02000

ZotrtNc Rural Residential - 2 (RR-2)

Srra Srzn r.2.04 acres

Ruqursr: A Major NIap Amendment consisting of a Comprehensive Plan Amendment to

change properly designated Rural Residential to Existing Commercial and a Zone Change from
Rural Residential - 2 (RR-2) to Existing Commercial (EC).

APPLICABLE RBVIEW CRITERIA :

Columbia County Zoning Ordinance Page

Section 670 Existing Commercial (EC)

)

6

Section 1502

1502.1(AX1)
1502.1(AX2)
1502.1(AX3)
1502.3

Zone Changes (PNZC)
Consistency with the Comprehensive Plan
Consistency with Statewide Planning Goals
Adequacy of Public Facilities
Altemate Zones

8

9

t3
2I
22

Section 1600 Administration 22
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BACKGROUND: 
:

The proper"cy owner, Dr. Ler.vis Fowler, has requested a Major Map Amendment, consisting of a
ComprehensivePlan AmendmentandZoneChange, to rectifymapping errors that occurred withthe
adoption of Columbia County's Comprehensive Plan and Zoning Ordinance in 19g4 and rvith
amendments to the Zoning Ordinance and Map in 1996. This amendment is intended to recognize
a residentially zoned (RR-2) property, that was lawfully developed and in operation with a veterinary
clinic before the adoption of the 1984 Comprehensive Plan and Zoning Ordinance, as Existing
Commercial; and in turn, allow for the expansion of the animal hospitallxisting on ih, propertyl
Prior to the July adoption of this (1984) ZoningOrdinance, the subjict propert/was zoned Rural
Residential (RR) and subject to zoning regulations that were originally impiemented in 1973. The
(1973) Ordinance allowed "kennels, and/or animal hospitals or veterinarian" clinics to be permitted
in the RR Zone with a Conditional Use Permit. Columbia County's planning Commission approved
a Conditional Use Permit request for the establishment of a veterinary clinic on the subject pioperty
on June 7 , 1982. The veterinary business was initially operated from a mobile trailer that *u, ,it.i
on the subject property. In the early 1980s, the owner remodeled an existing farmhouse (also on the
property) and moved the business from the trailer to the remodeled building. In 19g4, the site was
zoned RR-5 and then re- zonedinlgg6 (as part of aperiodic review and Comprehensive plan update)
to RR-2. Neither 1984 nor current zoningregulations allow(ed) veterinary clinics as an outright or
conditionally permitted use in the RR-2 Zone.

The 1984 and 1996 zoning designations rendered the existing veterinary clinjc a ,,legal
non-conforming use." Columbia County's Zoning Ordinance (Section 1506.9) limits expansiirs
of non-conforming uses. Section 1 506.9 (cczo) specifically states:

"A Non-Conforming Use may be expanded one time only. This expansion shall not exceed
40% of the square footage on the ground level of the existing structure, pursuant to Section
1506.5."

Movement of the clinic from the mobile trailer to the farmhouse constituted this ,,one-time,,
expansion and has prohibited further physical growth of the business. The appiicant would like to
expandthehospitalfrom3,4ll squarefeetto6,000squarefeettoaccommodatetheclinic,sgrowing
client base (which, according to the applicant, has increased by approximately so/o arnually sincJ
2001). The hospital provides small animal (dogs and cats) veterinary services, as well as large farm
animal (horses and cows) services. The proposed expansion is not intended to expand the s-ope of
the business, but rather to accommodate business increases that have already occuned. The
expansion is proposed to provide larger exam rooms, expanded laboratory and administrative space
and a new animal holding area. Under the Existing Commercial Comprehensive plan and Zoning
designation, the veterinary clinic would no longer be considered "non-conforming,,and wouldl
therefore, be eligible for expansion. This application/report specifically and only addresses the
proposed Major Map Amendment. Expansion of the structure is subject to a Type tI Site Design
Review and will be reviewed through a separate, succeeding application pro""r..-

Section 1502.1of the Columbia County Zoning Ordinance requires zone changes to be consistent
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with the policies of the Comprehensive Plan and Statewide Planning Goals, and requires the property
and affected area to be provided with adequate facilities, services and transportation networks to
support the use, or such facilities, ',vith services and transportation network, thut ur. planned to be
provided concurrently with the development of the property. The applicant has demonstrated
consistency with the Comprehensive Plan and with all but one (Goal t+j of tne Statewide planning
Goals. As stated by the applicant, "The Oregon Department of Land Conservation and Developmeni
(DLCD) manages the growth of urban areas through Statewide Planning Goal 14 - Urbanization.
Goal 14 is intended to protect rural areas and provide an orderly and efficient transition from rural
to urban land uses. As such, Goal 14 establishes the requirement for urban growth boundaries
(UGB) and directs that urban levels of development should not take place in niral areas outside a
UGB' DLCD established that any commercial development over 3,500 square feet should be
considered 'urban,' and could not be permitted outside a UGB without approval of a goalexception.,,
See Finding 1 for a detailed explanation of DLCD's interpretation of "urban." In order for the
applicant to expand the veterinary clinic to 6,000 square feet, an exception to Goal 14 is required.
Findings within the body of this report discuss the proposals consistency with the Comprehinsive
Plan and Statewide Goals, as well as address the Goal 14 exception and the adequacy of public
facilities and services serving the subject property.

The subject property has frontage on the west side ofHighway 30 and is accessed from the highway
via a driveway easement, identified as McGary Lane. Highway 30 is a four lane, state arterial
roadr'vay and McGary Lane is a fivo-lane, paved driveway. The site receives water from the Warren
Water District' The District was notified of the application and has no objection to the proposal as
submitted' Sewage is treated and disposed ofusing an onsite septic system. The applicant has stated
that the septic system will be relocated as part of the proposed expansion. Coiumbia County,s
Sanitarian commented that "existing septic and additional flows will be addressed at Site Design
Revielv." Emergency services are provided to the site by the columbia county Sheriff s office and
Columbia River Fire and Rescue.

The site is surrounded (contiguous) to the north, east and west by RR-2 zoned properties and to the
south by RR-5 zoned properties. The existing veterinary clinic is located in the northwest portion
of the property, with aparking areaandlarge open lawn situated between the building and Highway
30. Properties nearest the developed portion of the site are built with single-family dwellingr firl
general character of the area is rural residential in nature and consists primarily ofiwo acre parcels,
'',vith larger parcels (approximately eight acres and 1 1 acres)south of the site. properties in this area
contain single-family residential and small farm uses.

Surrounding property owners, DLCD, the Scappoose Citizen Planning Advisory Committee and all
other applicable agencies were notified of this request. A11 comments submitted are included under
the "Comments Received" section of the report.
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REVIEW CRITERIA, FACTS, ANALYSIS & FINDINGS:

Colu Countv Zonins lnance:

Section 670 EXISTING COMMERCTAL (EC)

671 Purpose: This District is intended to assure the continuation and limited expansion
of all lawfulcommercialactivities occurring on the date of this Ordinance, regardless
of type or location. This zone will be used to implement the Existing Corimercial
Plan designation. This zoning designation is intended to recognize ihe legitimacy
of the existing commercial use of a parcel while not dir6cfly implyilg that
commercial activities are appropriate for a specific area.

673 Conditio nal Uses

.1 Lawful commercial activities existing on the effective date of this Ordinance.

Finding 1: The Existing CommercialZone was created "to assure the continuation and limited
expansion of all lawful commercial activities occurring on the date ofthis Ordinance..."As discussed
in the "Background" section above, the subject property received Conditional Use permit approval
by the Columbia County Plaruring Commission on June 7 , 7982 for the establishment of a veierinary
clinic- The veterinary business lvas in operation on the subject property prior to the effective date
of this Zoning Ordinance (August 1, 1984). Section 673.1 (CCZb; uU6*r "lawful commercial
activities existing on the effective date of this Ordinance" as a Conditional Use in the EC Zone.
Recognizing property developed with a lawfully established commercial business as Existing
Commercial through the proposed Major Map Amendment satisfies the intent of this district.

As part of this application, the applicant has also identified plans to expand the3,411 square foot
clinic to approximately 6,000 square feet in size. The proposed expansion is contingent upon
approval of the proposed map amendments and Goal 14 Exception. Statewide Goal l4.equires
local jurisdictions to ensure that only ntral uses are permitted outside urban growth boundaries.
Based on an Oregon Supreme Court decision resulting from 1,000 Friends o?Orrgon vs. Land
Conservation and Development Commission and Cu.ry County, the Land Conservation and
Development Commission (LCDC) adopted the Unincorporated Communities Rule (OAR 660,
Division 22) which defines several types of communities and provides limitations on the types and
sizes of uses permitted in these communities. oAR 660- 022-0030 (planning and zoning of
Unincorporated Communities) only allows "small-scale, low impact" commercial uses, defined as
uses which take place in a building or buildings not exceeding 4,000 square feet floor space, in
unincorporated communities not located within Urban Growth Boundaries. Although thesubject
property is not located in an unincorporated community as defined by OAR 660-022-0010, LCbC
used the unincorporated communities' 4,000 square foot floor space limitation as a guideline to
establish the definition of an urban use at it pertains to other ruraVurban exception areas. LCDC
established that any commercial use exceeding 3,500 square feet in size, located outside of an
unincorporated community and/or urban growth boundary shall be considered urban and require an
exception from Goal 14,
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According to the applicant, the expansion is proposdd to "address overcrowding in the existing
building" and minimize congested conditions based on a client base that has been growing annually.
The expansion will provide larger exam rooms, expanded laboratory and administrative space and
a new kennel area. Kennel facilities are an accessory use to the veterinary clinic, and as itut.d by
the applicant, are used to house "dogs and cats that are being treated at the hospital." The applicant
further states that "the hospital does not provide a true boarding service, although they will
occasionally keep an animal for several nights to accommodate a client's needs or monitor and
administer medications to a sick animal." Based on conversations with Dr. Fowler (the property
owner), Midway Veterinary Clinic has provided such services to clients since its establishment in
1982' Original conditional use approval of the veterinary clinic acknowledged boarding as an
accessoryuse to the clinic through Condition of Approval# l,which stated, "if the residence is
utilized for observance, boarding or recuperating purposes, such rooms be sound-proofed in some
manner." As previously stated, the Existing Commercial Zone allows for the "continuation and
limited expansion" of lawful commercial activities. The expansion ofMidwayVeterinaryClinic for
the uses discussed above is consistent with the purpose of the Existing Commercial Zone.

Finally, prior to the expansion of the existing structure and the issuance of any building permits, a
Type II Site Design Review shall be required to address parking standards, access, circulation,
limitations on lighting, landscaping, buffering, grading, drainage, stormwater and erosion control and
impacts on neighboring properties, etc... Staff finds that the criterion is met subject to the findings
for the required exception to Statewide planning Goal 14 (discussed below).

um Zon

674 Standards:

The minimum lot or parcel size for uses permitted under Sections 672and673 shall
be five acres.

.2 The minium lot or parcel size for uses permitted under Section 672 and 623 shall
be 2 acres when it can be shown that:

A. The use is served by a pubric or community water system;
B. Adequate area exists on the property to facilitate an individual subsurface

sewage system; or the property is served by a public or community sewer

c. !lt"t?*o"ny has direct access onto a pubtic right-of-way; and,D. The property is within, and is capable of being served, by'a ruralfire district.

Finding 2: The subject property is approxim ately 2.04 acres in size and meets the requirements of
Section 674.2 (A - D) as outlined above. The site receives water from a community water system,
the Warren Water District. There is an existing subsurface sewage system on the property, which
will be relocated concurrent with the building expansion. Although exact placement of the septic
system is contingent upon soils present on the property and an approved lot evaluation, there is
adequate space on the site to relocate the system, which is proposed for the north half of the open
lawnareabetweentheparkinglotandHighway30. Aspreviouslymentioned,thepropertyhasdiiect
access onto Highway 30, a public right-of-way,via apaved driveway (McGary fani;. Finally, the
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site is located within and served by the Columbia River Fire and Rescue Rural Fire protection
District' Additional standards, not specifically stated above (such as setbacks and building height),will be addressed at the time of Site Design Review. Staff finds that the criterion is met.

1502
SoNE CHANGES (Map Amendments): There are two types of zone changes which will
be considered by the commission: Major Map Amendmenis ano Minor Map imenoments.

'1 Maior map Amendments are defined as Zone Changes which require the
Comprehensive- Plan Map to be amended in order to alliw the proposuo zon"
Change to conform with the Comprehensive Plan. The approvai of'this iype orZone Change is a 2 step process:

A' The Commission shall hold a. hearing on the proposed Zone Change, either
concurrently or following a hearing on the proposed amendm"-nt to tn"
Comprehensive Plan which is necessary to allow the proposed zoning to
conform.wilh the Comprehensive Plan. ihe commission may recommend
approval of a -Major Map Amendment to the Board of Commissioners
provided they find adequate evidence has been presented at the hearing
substantiating the following:

1' 
Infi:f;:;:fl"t3[r:nanse 

is consistent with the poricies or the

2' The proposed Zone Change is consistent with the Statewideptanning Goats (ORS 197); and

3' The propertyand affected area are presently provided with adequate
facilities, seryices, and transportation networks to support the use,
or such facilities, services and transportation networks'are planned
to be provided concurrently with the development of tne property.

B. Final approval of a Major Map Amendment may be given by the Board of
Commissioners. The Commissioners shall hold a helring on tf,. proposed
Zone Change either concurrently or following a hearindon tne profioseo
Comprehensive Plan Amendment which is neiessary to iltow the proposed
zoning to conform with the Comprehensive Plan. The Board rry rfp'rou"
a Major llap Amendment provided they find adequate evidence has'beenpresented substantiating the following:

1' The proposed Zone Change is consistent with the policies of the
Comprehensive plan;

2' The proposed Zone Change is consistent with the Statewideptanning Goals (ORS 197); and

3' The property and affected area are presently provided with adequate
facilities, services, and transportation networks to support in. ,r",
or such facilities, seryices, and transportation networks are planned
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to be provided concurrenfly with the deveropment of the property.

['inding3:TheproposedZoneChangeis aMajorMapAmendmentrvhichrequiresachangeinthe
Comprehensive Plan to ensure consistency between the property's zoning and comprehensive plan
map designations. The Zoning and Comprehensive Pian Map designution, for the t 2.04 acre
property are Rural Residential. The Comprehensive Plan Map designation will need to be changed
to Existing Commercial in order to facilitate the applicant's requested change in zoning from RR-2
to EC. This Staff Report addresses the requested change below.

IN
1

Part II (Citizen Involvement): requires opportunity for citizens to be involved in all phases of
the planning process. Generally, Part II is satisfied when a local government follows the public
involvement procedures set out in State statutes and in its acknowledged Comprehensive plan
and land use regulations, which has been completed for this applicition. ffris is explained
further under Part III below' Additionally, (according to the applicant) the applicant mailed a
flyer to all property owners within 250 feetof the site. As stated in the appHcation, .,The flyer
provided a brief overview of the proposed expansion, along with a site pian and illustration of
the expanded building. A list ofproperty owners and a copy of the flyer are provided in Exhibit
B ' When possible, the applicant also spoke in person or over the ptione with the property owners
within 250 feet of the site, three were unavailable for direct contact. Generaily, the neighbors
contacted were supportive of the propose_d expansion and expressed no concerns. one abutting
neighbor (tax lot 2300) mentioned that clients of the veterinary hospital occasionally knock on
theirdoorafterhours' TheApplicantofferedtoprovidebettersignagetoaddressthatconcern.,,

Part III (Planning Coordination): requires coordination with affected governments and
agencies. ln accordance with Section 1603 of Columbia County's Zoningbrdinance, ORS
215 '060 and ORS 197 '610, the County provided notice of the hearing with the opportunity for
comments to DLCD, ODOT Highways, the Warren Water District, 

-Columbia 
Riu., Fire and

Rescue, the Scappoose CPAC and neighboring property owners. Any and all comments,
received as of the date of this report, are discussedunder bOnaUBuTS RECEryED below.

Additionally, Major Map Amendments are subject to the Quasijudicial public hearing process
and are heard by the Planning Commission (for a recommendation) and by the Board of County
Commissioners (for a decision). These hearings are advertised and open to the public and
provide additional opportunity for public comment. The Planning Commission hearing for the
Major Map Amendment is scheduled for August3,z}}g,which will be followed by a hearing
of the Board of County Commissioners at a date yet undetermined. All of these requirements
have and will be satisfied through the public notice process.

Part IX (Urbanization): The goal ofthe Urbanization section of the Comprehensive plan is to
provide for an orderly and efficient transition from rural to urban land use, consistent with
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Statewide Planning Goal14. In addition to the map amendments, the applicant is proposing anexpansion of the-existing veterinary clinic from j,411 square feet to 6,000 square feet on arurally designated property outside of an urban growth boundary. As discussj r" f-Jr"g iabove' urban scale development (interpreted uv rcnc as greater than 3,500 square feet) isprohibited outside ofurban growth boundaries unless an exception to the (Goal l4) urbanizationcriteria is granted' The applicant has stated that "although the business will exceed the 3,500square foot threshold, it will remain rural in character be.ius" it serves a rural clientele and usesrural levels of public facilities." A detailed discussion of the proposal,s consistency with theGoal 14 exception criteria is included below.

Part X (Economy): generallyregards economic strength and diversity in the countythrough thecreation of a stable and diversified economy and the creation ofnew and continuous emplol,rnentopportunities' Policy 10 further encourages the establishment and operations of service sectorsto insure greater revenue spending locally. According to the appiicant, Midway VeterinaryClinic is a locailyowned business, emplolng three fulliime veterinarians and 15 full-time andtwo part-time staff' Due to experienced and anticipated growth, the owner intends to increaseemployment opportunities, by hiring one additional vetJrinarian and two additional fuli{imestaff members' As stated by the applicant, the doctors and staff are paid competitive salaries,and' with one exception, all employees reside in columbia County. Therefore, it is tikely thatrevenue generated from the business will be circulated locally. The proposed map amendments
and expansion will continue to provide columbia countyresidents with living-wagejobs, createnew jobs and ensure the economic viability of a locally owned businesslhat has providedveterinary services to county residents for more than 25 i.urr. The proposal is in compliancewith the goals of part X.

Part XI (commercial): identifies an "Existing commercial" plan designation to provide for thecontinuation and limited expansion of lawfully established commercial activities regardless ofthe tlpe or location' The plan designation is implemented through an ',Existing Commercial,,zoning designation- Although the subject property was originally zoned Rural Residential in1973 ' a conditional use Permit was approved for the establilhment of a veterinary clinic on theproperty in 1982. columbia county's first state recognized comprehen;i;;l;" and, zoningordinance were adopted in 1984. The comprehensive Flan specifically states that the ,,Existing
Commercial" plan designation will "be applied to all parcels currently supporting lawfulcommercial activities'" The subject property contained a 

-lawfully 
established commercial usein 1984 and, in accordance wittr this section of the comfrehensive plan, should have beenmapped and zoned accordingly, as Existing Commercial. h.ecognition of the subject property

as commercial through the proposed Major Map Amendment *o"uta allow ror ilri"punsion ofthe existing business and is in compliance with Part XI of the comprehensive plan.

Part XIII (Transportation): discusses the creation of an efficient, safe, and diversetransportation system to serve the needs of columbia county residents. Transportation policy
4 is most relevant to the proposed zone change and expansion. riri, policy limits the number ofaccess points onto arterial roads and specifically addresses limiting d-irect access to Highway 30as much as is practical' The subject property has frontage along Highway 30 and no otherroadway' Therefore access from the highway, via a driveway easement (McGary Lane), is the

PA 09-01 andZC 09-02 (Midway Veterinary Clinic)
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only reasonable option for access to the site. The applicant received a permit from the oregon
Department of rransportation (oDoT) in July oriool,allowing the operation, maintenance,
and use of the state highway approach at McGary Lane. As per oAR 734-05r-0300, this permit
is in effect for an indefinite period of time unless there is u 

"hung. 
in use of the approach or there

is a significant increase in the volume or character of traffic using the upprou.ir.

Although specific access criteria will be addressed through Site Design Review of the clinic
expansion, the applicant stated as part of this application that the inteniof the expansion is notto "increase the scope of the business (add new clients beyond fypical annual increase) and
therefore does not anticipate a significant change in the volume or character of traffic entering
the site from Highway 30. As such, the existing oDoT approach permit will remain effective
after completion of the proposed expansion. To confirm ttris, ttie applicant has contacted ODOT
and submitted an updated permit application based on the proposed expansion.,, Confirmation
of ODOT's approval of the expansion as it pertains to access shall be submitted with the Site
Design Review application. As there is no other practical altemative for access to the site and
because the site has an approved access permit from oDoT to access the clinic from Highway
30, the proposal is in compliance with part XrII of the comprehensive plan.

NIcGary Lane and Highway 30
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Part XIV (Public Facilities & Services): The goal ofPart XIV is to plan and develop a timely,
orderly, and efficient arrangement of public services as a framework for urban and rural
development. Policies 1,2 and 6 of this part of the Comprehensive pian are relevant to the
proposed Major Map Amendment. Policy I requires adequate types and levels of public
facilities and services be provided in advance of or .on"urr.nt with tevelopment. Similarly,
Policy 2 requires that the level of facilities and services provided be appropriut. for, but limited
to the needs and requirements of the areato be served.

Commercial use of the subject property dates back to 1982with approval of a Conditional Use
Permit for a veterinary clinic, Approval of the veterinary clinic was based (in part) on findings
that there were adequate public facilities and services available to the site. Since its initial
establishment, the veterinary clinic has received water from the Warren Water District and has
managed sewage disposal through an onsite septic system. According to the applicant, average
daily water consumption of the business is comparable to that of residential households. The
applicant has stated that only a slight increase in water consumption is anticipated as a result of
the proposed expansion. The Warren Water District was notified of the request and submitted
comments indicating no objection to the proposal. The applicant plans to relocate the septic
system concurrent with the proposed expansion. Columbia County's sanitarian will review
increased flows and the proposed relocation at the time of Site Design Review.

Also, as discussed under the "Transpoftation" section above, access to the site is provided from
Highway 30 via a paved driveway easement. The fire marshal for Columbia River Fire and
Rescue supplied comments that the driveway shall comply with the Columbia County Fire
Service Access and Driveway standards. Specific driveway standards will also be addressed at
the time of Site Design Revierv. Columbia River Fire and Rescue provides emergency services
to the site. Electricity and phone services are available to and utiiized by the sjject property
as well. Finally, Policy 6 addresses the appropriate disposal of solid waste ttyoug6 tirl
application of the County Solid Waste Management Ordinance. According to the applicant,
Hudson Garbage Service provides service to the business for solid waste removal on a weekJy
basis. The applicant does not anticipate a need for increased service as a result of the hospital
expansion. For the reasons stated, the proposal is in compliance with part XIV of the
Comprehensive Plan.

Part XVIII (Air, Land and Water Quality): Applicable provisions of this part of the
Comprehensive Plan pertain to noise, sewage disposal, solid waste removal and surface water
treatment' Goals of this section aim to "control and limit the adverse impacts of noise" and
"maintain and improve land resources and the quality of the air and water of the County.,, The
veterinary clinic was originally approved through a Conditional Use permit r,vith eight
conditions' Condition # 7 addressed noise, stating "if the residence is utilized for observance,
boarding or recuperating purposes, such rooms be sound-proofed in some mamer with the
standards set bythe Board of Commissioners; and Condition# 8 addressed septic tank disposal,
stating "the applicant shall meet all Subsurface Sewage Department requirements." It appears
that the existing business is operating in conformance with this part of the Comprehensive plan,
As discussed in the information that foilows, additional development of the site will maintain
consistency with this section of the Comprehensive Plan through appropriate land use and
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building permit requirements.

The subject property is surrounded in every direction by rural residential properties developed
with single-family dwellings. The existing veterinary.ii.ri. is located on the northwest portion
of the property within close proximity to three dwellings west of the site and one dwelling north
of the site. Although the expansion is not specifically proposed as part of this application,
preliminary plans demonstrate that new additions will belocated on the north and east sides of
the existing structure. As stated by the applicant, "the proposed improvements include a new
kennel area that will be used to house dogs and cats that are being treated at the hospital.,, This
kennel area is proposed to be located at the northern corner of the lot (see site plan) and without
appropriate "sound-proofing" has the potential to generate noise that may adversely affect
neighboring residential properties, The applicant addresses the issue of noise as follows:

"The applicant intends to use sound attenuation techniques in the kennel area . The sound
attenuation wilj include sound barrier insulation within the outside walls of the kennel area,
a spray-on sound absorption layer on the ceiling, and hanging sound absorption paneis inside
the kennel."

Noise prevention will be more specifically addressed through Site Design Revier.v.

As mentioned previously in this report, the applicant intends to re-locate the existing septic
system as part of the proposed expansion. Prior to the installation of said system and the
issuance of any building permits, the applicant shall obtain appropriate permits from the DEe
Onsite Wastewater Program administered by Columbia County. SotiO waste generated from the
business is removed from the property weekly by Hudson Garbage Service of St, Helens.
Finally, although the site does not contain wetland areas or water bodies, the applicant is
responsible for addressing increased stormwater run-off and water quality issues that may result
from the proposed increase in impervious surface area ofihe site, A Stormwater and Erosion
Control Plan shall be required of the applicant at the time of Site Design Review. There is no
evidence that this proposal will compromise the air, land and water quality of the subject or
surrounding properties.

Findine 4: Staff finds that the proposed zone change is consistent with the policies of the
Comprehensive Plan. The criterion has been met.

tin

1E
P

Goal I (Citizen Involvement): Goal 1 requires opportunity for citizens to be involved in all
phases of the planning process. Generally, Goal 1 is satisfied when a local goverrrment follows
the public involvement procedures set out in State statute and in its acknowledged
Comprehensive Plan and land use regulations.
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For quasi-judicial Comprehensive Plan Amendments and,ZoneChanges, the County,s land use
regulations, ORS 215.060 and ORS 197 .610 require notice to the public and to the Deparlment
ofland Conservation and Development (DLCDi and public hearings before the Countypianning
Commission and Board of Commissioners. ny comptlng with tliese regulations and statutes,
the County complies with Goal L

The County provided (45 day) notice of the proposal to DLCD, which was mailed on June 6,
2009' Agency referrals were sent to the Scappoose CPAC, Warren Water District, Columbia
RiverFire and Rescue, ODOT Highways, and the County Sanitarian, Assessor, Building official
and County Counsel for this proposal. Aay and uil .orn-"nts are under COMMENTS
RECEIVED below. In addition, property owners within the required notice area \,vere notified
of the Planning Commission hearing on August 3,2009. ThL hearing before the Board of
County Commissioners will be scheduled after the Planning Commission has forwarded their
recommendation to the Board. The requirements of Goal t have been satisfied.

Goal 2 (Land Use Planning), Part I: Goal 2,Part 1 requires that decisions and actions related
to land use be consistent with acknowledged Comprehensive plans of affected cities and counties
and based on adequate factual information. Factual infonnation supporting this application is
addressed throughout the staff report through an analysis of both County unJ Stut. laws and the
proposal's consistency with these laws. The Major Map Amendment's consistency with the
columbia county comprehensive plan is specifically adiressed above.

Goal2, Part I further requires coordination with affected govemments and agencies. As stated
under Goal I above, affected agencies have been notified of the request. Thle requirements of
Goal2, Part i have been satisfied.

Goal 2 (Land Use Planning), PartII: Goal 2,PartII authorizes local goverrunents to adopt
exceptions to statewide planning goals if it can be demonstrated that the following standards are
met (as stated by the goal): (1) Reasons justify why the state policy embodied in the applicable
goals should not apply; (2) Areas which do not require u n"* exception cannot reasonably
accommodate the use; (3) The long-term environmental, ,.orrorni", social and energy
consequences resulting from the use of the proposed site with measures designed to reduce
adverse impacts are not significantly more adverse than would tlpically result"from the same
proposal being located in areas requiring a goal exception other than the proposed site; and (4)
The proposed uses are compatible with other adjacent uses or will be so rendered through
measures designed to reduce adverse impacts. As discussed previously in this report, the Major
Map Amendment is being proposed, in part, to allow the existing veterinary clinic to be
expanded from 3,411 square feet to 6,000 square feet. Statewide plaiing Goal i4, addressing
Urbanization, prohibits development of commercial buildings of this size in rural areas outside
of urban growth boundaries. Therefore, an exception to Goal 14 is proposed as part of this
application. Findings supporting the proposal's compliance with the exception criteria outlined
above, as it pertains to Goal 14, are includ.ed below.

Goal 6 (Air, Water and Land Resources Quality): Goal 6 prohibits waste and process
discharges (defined as solid waste, thermal, noise, atmospheric orwaterpollutants, contaminants,

PA 09-01 andZC 09-02 (Midway Veterinary Clinic) Page 14 of 24



or products therefrom), created by existing and future development, from violating state or
federal environmental quality statutes, rules and/or standards. As discussed in the analysis of the
proposal's compliance with Part XVru (Air, Land and Water Qaulity) of the Columbia County
Comprehensive Plan (above), existing development of the site was legally estabiished and does
not appear to be negatively impacting the air, Iand or r,vater quality ofthe existing or surrounding
properties. Issues related to noise, sewage disposal, solid waste removal and surface water
treatment resulting from future expansion of the existing veterinary clinic will be addressed
through a Type II Site Design Review. The applicant's plans to mitigate noise and handle solid
waste are described above. An appropriate means and location for onsite sewage disposal will
be determined by the County's Sanitarian, and a stormwater and erosion control plan shall be
reviewed by the County's contracting engineer and approved by the County before any
development may take place on the subject property. Existing development of the site meets the
requirements of Goal 6. Future development of the site, through further land use review and
appropriate development permits will also be in compliance with Goal 6.

Goal 9 (Economic Development): The intent of Statewide Planning Goal 9 is ,,to provide
adequate opportunities throughout the state for a variety of economic activities vital to the health,
welfare, and prosperity of Oregon's citizens." The goal further requires Comprehensive plans
and policies to contribute to a stable and healthy economy. One such mechanism of Columbia
County's Comprehensive Plan which "contributes to a stable and healthy" economy is the
Comprehensive Plan and Zoning designation of "Existing Commercial." This designation
"assures the continuation and limited expansion of all lawful commercial activities regardless
of type or location...and is intended to recognize the legitimacy of the existing use while not
directly implying that commercial activities are specifically appropriate for u rp.Iifi. area.,, The
proposed Major Map Amendment from RR-2 to EC is consistent with the Economic
Development Goal in that it would allow an existing local business to expand, increasing
emplolnnent opportunities and in tum increasing spending locally. Detaiied employmeni
information is discussed under the Economy analysis (above) as it pertains to part X of the
Comprehensive Pian,

Goal 11 (Public Facilities and Services): The goal of Part XW of Columbia County,s
Comprehensive Plan re-states Statewide Planning Goal 1 1 which advocates a timely, orderly and
efficient alrangement ofpublic facilities and services to serve as a framework for urban and rural
development' The subjectpropertyhas been developed with aveterinaryclinic since its approval
through a Conditional Use Permit in 1982. An appropriate level ofpubiic facilities and services
existed for the initial approval of a commercial business in a Rural Residential Zone, These
facilities and services continue to exist today. The site receives water from the Warren Water
District' Sewage is disposed of through an onsite septic system and solid waste is disposed of
rveekly by Hudson Garbage Services. The proposed clinic expansion is not anticipated to
significantly increase the need for additional facilities or services (see Part XIV analysis above).
The requirements of Goal 1i have been satisfied,

Goal 12(Transportation): The purpose of Goal 12 is "to provide and encourage a safe,
convenient and economic transportation system. Part XItr of Columbia County's Comprehensive
Pian addresses Goal 12 through specific policies applicable to Columbia County. ih. Muio1.
Map Amendment and proposed clinic expansion are in compliance with State Goal 12 as
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discussed under the Transportation analysis of the Comprehensive plan above.

Goal 14 (Urbanization): An exception to Goal 14 is irecessary to approve this Major Map
Amendment. This requires findings for an exception pursuant to ORS ln nZglg and OAR
660-014-00a0(3)(a)-(e). The following is the applicant's"response (in itatics) and applicable
OAR provisions (not italicized) addressing "new urban deveiopment on undeveloped rural
lands."

Co4formance with Goal 14 Exceotion Criteria (.as staledb:r the applicant\

As established in Section II of this narrative, an exception to Statewide Planning Goal is
required in orderfor the Applicant to expand theveterinary clinic beyond 3,500 squarefeet. The
criteria for a Goal I 4 exception are found in OAR 660, Division I4 anct refereice rhi general
exceptions process identified in Goal 2, Part II. The discussion below demonstrates how the
proposed expansion is consistent with the Goal I4 exception criteria.

oAR 660-014-0040

Establishment of New Urban Development on Undeveloped Rural Lands

(3) To approve an exception under section (2) of this rule, a county must also show:

(a) That Goal2, Part ll (c)(1) and (c)(2) are met by showing that the proposed urban
development cannot be reasonably accommodated in br through expansion of
existing urban growth boundaries or by intensification of develophent in existing
rural communities;

There are a number of reasons why the proposed expansion cannot be reasonably
accommodated in or through expansion of existing UGBs or by intensification if
development in existing rural communities.

' The Midway Veterinary Hospital is located approximately 3.5 miles from the
Scappoose UGB and 2.7 milesfrom the St. Helens UGB. Therefore, expansion of an
existing UGB to accommodate the use would result in a significant amount of iand
being brought into the UGB and it is not a reasonable option.

' It is reasonable for an established business with a solicl client base to expand its
pltysical space at the current localion to better serve its clients and remain
economically viable. The Applicant is proposing to expancl the Midway Yeterinary
Hospital in order to address overcrowded conditions and accommodate its existing
client base. The Midway Veterinary Hospital has been fficiallypermitted to operale
on the site since 1982, when the previous owner received conditional use approval
of the veterinary clinic use from Columbia County. However, the business was
initiallyestablished intheI970's,priortoanyrequirementsforlandusepermitting.
As such, it has been operating on the sitefor over 30 years. Publicfacilities (powi,
and water) and services (solid waste pick-up) have already been established at the
site to serve the existing business and can adequately accommodate the proposed
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expansion' The bt'tsiness has an established clientele and it is reasonable to assttme
that a portion of those clients chose Midway Yeterinary Hospital because its rural

' Iocation was convenient for them. In order to accommodate the proposecl
development inside the UGB or within an existing rural community, the Apjhcant
would have to relocate the business to a location several miles away or more. This
would result in a largerfinancial burdenfor the Applicant due to the additional cost
of acquiring land and constructing a new builitig; it may also result in loss of
clients. It is more efficient, both economically oid tn teims of land ard erergy
savings to expand at the existing location than to seek out new, suitableproperty ai'd
construct a new building with associated infrastructure and pttblic faritiirrr.'

' The Midway Veterinary Hospital provides large animal service, both on site and off
site (at the home of the client). Large animals inclucle cows, hotrses, ancl otherfain
animals such as sheep and pigs. Because of the large animal service, it is more
appropriate for the business to be located in a rural area, closer to the farms itserves and in an area that provides adequate space for maneuvering and iandting
larger animals. The proximity to surrounding jarms also allows the Applicant to be
more responsive to reqnests for home visits. There are cattlefarms dtiectly behincl
(west oJ) the site and adiacent to the site (to the north) alorg Highway 30. In
addition, a recent site visit revealed small farms with horses, ir*nr, and pigs all
located within approximately two miles of the site.

t I large-animal veterinary clinic is generally not consiclerecl compatible with the
more urban levels of developtnent that arefound inside a UGB. For example, in the
St' Helens attd Scappoose development codes, whereveterinary clinics arepermitted,
they are limited to only small animals, with the possible exception of the inclustriarl
zones (neither code specifies what types ofveterinary servicei may be allowecl in the
indttstrial zones). If a large-animal veterinary clinicwerepermitiecl in the inclustrial
zone, its placement on in.dustrial land may conflict with Columbia Connty policies
related to preserving industrial land within UGBs for labor-intensive industries or
industries needing extensive publicfacilities (Columbia County Comprehensive plan,
Part XII, Poticy 10). It may'also conflict with policies in the St. Helens
Comprehensive Plan related topresertting designated light industrial areasfor Iighr
manufacturing, wholesaling, processing ancl similir operations (St. Hetens
Municipal Code, Section I g. I 2.090).

In conclusion, the Midway Veterinary Hospital is an established use that has operatedfor
more than 30 years at this location and is appropriatefor a rural area to serve rttralfirm
ttses' The proposed expansion is.necessary in orderfor the applicant to provide adequate
sertice for existing clientele and maintain a viable business. Relocating the business to a
location inside the UGB would result in unduefinancial burdenfor the Aiplicant, potential
loss of clientele, infficiencies in terms of land andpublicfacitirtut, ori jotunfialconflicrs
with urban Ievels of development. Therefore, the proporrd. 

"*ponrion 
cainot be reasoiably

accommodated within the existing (JGB or rural commrmity. Expansion of an existing (JGB
is also not a reasonable option because the use is located several miles iutside of bith the
Scappoose and St. Helens UGB boundaries.
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(3) To approve an exception under section (2) of this rule, a county must also show:

(b) That Goal2, Part ll (c)(3) is met by showing that the long-term environmental,
economic, social and energy consequences relulting from lrban development ai
the proposed site with measures designed to redule adverse impacts are not
significantly more adverse than would typically result from the same proposal being
located on other undeveroped rurar rands, considering:

(A) Whether the amount of land included within the boundaries of the
proposed urban development is appropriate, and

(B) whether urban development is limited by the air, water, energy and land
resources at or available to the proposed site, and whe[her urban
development at the proposed site will adversely affect the air, water, energy
and land resources of the surrounding area.

As demonstrated on the Site PIan in Exhibit A, the amount of tand (2.04 acres) included
within the boundaries of the proposed development is appropriate. The applicable
minimt'rm lot size for the Existing Commercial Zone is two icres ancl the piopertres
surrounding the site generally rangefrom fwo acres to ten acres in size. Appioximatety
half of the site is devoted to the proposecl builcling expansion, parking and-maneuvering
area, driveway, and reqt'dred setbaclrs (3T-foot setbaclrs are required jer the CCZq fh;
remaining half of the site will be usedfor the relocated septic aratn|ia, Iandscaping, and
as open space to provide a buffer betvveen the hospital ancl Highway 30. Upon comfletion
of the proposed expansion, the site vvill be developed ctt a level sttitable to the rural setting.

' Environmenlal impacts. There are no lang-term adverse environmental impacts
expected to occur as a result of the proposed expansion. Stormwater will be treatecl
on site in accorclance vvith Colutnbia Cotmty standards and regulations. The
Applicattt will be required to submit a Stormwater and Erosion Control plan as part
of tlte Site Design Review process, which wilt be reviewecl by the county
Environmental Specialist to insure compliance. Sewerage will also be collected on
site and managed through the use of a septic tank ancl etrainfield as it is currently.
The Applicant plans to relocate the drain field in orctei to accommodate the
proposed expansion. Septic drain fietd plans will be reviewed by the county
engineering department as part of the Site Design Review process to insure
compliance with all applicable standards. AII solid waste p)oduced on site is
removed by Hudson Garbage serttices on a weekly basis.

' Economic impacts. There are no adverse economic impacts expected to resultfrom
the proposed expansion. The proposed expansion will allow the Midway Veterinary
Hospital to conlinue to otperate as an economically viable business and proviie
living-wage jobs to coun|) residents. The business will contribute to the counlt tax
base and revenues generated by the business will continue to circulate locally.

' Social impacts. Because the proposecl expansion inclucles additional kennel space,
there are potential noise impacts to the surrotmding residences. To adclress this, the
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applicant plans to tttilize a number of sound attenuation techniques in the kennel
area to minimize potential noise impacts beyond the property bounclaries. The
existing hospital does not have any sound attenuation devices to recluce kennel noise,.
despite this, the Applicant has received no complaints from surroundtng neighbors
regarding noise impacts. As such, it is expected that the new kenrrl spai with btdlt-
in sound barriers wiil not resurt in adverse noise impacts.

As mentioned previously, there will not be a significant increase in the amotmt oftrffic accessing the site, and therefore, no changei to neighborhood circulation are
expected to occur. TIte general design of the site and biilafug will be compatible
with the nearby residential uses, having similar setbaclrs, burldrng heights and lot
size' No other social impacts are anticipatecl as a result of the priposi. Since the
Applicant purchased the hospital in 2001, there have i"rr)o complaints fromneighborsregardingtheoperationofthebusiness. Althoughtheproposedexpansion
will result in a larger building on the site, it will not change the-chiracter of the site
or the operation of the business. During the discussions held between the Appticant
and adjacent property owners, no other potential social impacts were identifiecl.

' Energy impac:ts' There are no adverse energy impacts expected to occur as a result
of the proposed expansion. In general, expansion of an'existing building on a site
that has existingpublicfacilities provides an overall energy savings when comparecl
to constrltction of a new building on a previously uncleviloped ite. Furtheimore,
the existing location of Midway Yeterinary Hospital in i rural setting provides
convenient access (shorter vehicle trips) to the rural community it serves.

(3) To approve an exception under section (2) of this rule, a county must also show:

@ That Goal2, Part ll (c)(a) is met by showing that the proposed urban uses arecompatible with adjacent uses or will be so rendered through measures designed
to reduce adverse impacts considering:

(A) Whether urban development at the proposed site detracts from the
ability of existing cities and service districis to provide services; and

(B) Whether the potential for continued resource management of land atpresent levels surrounding and nearby the site prolosed for urban
development is assured.

Uses adjacent to the Midway Veterinary Hospital include three single-family resiclences
(one of whiclt is cr,rrently vacant), and a number of small farms. Because the residences
are located close to the site property lines, compatibitity with those uses is the greatest
concern' As mentioned previously, the Appticant plans to install sound barriers within new
kennel space in order to avoid noise impacts to surrounding neighbors. In addition, the
Applicant intends to add some vegetation along the west ani north property lines to serve
as a visual baftier. As part of the Site Design Review process, the-county will review
screening and buffering standards to determine if additional vegetation orfencing at the
property line is necessary. Therewill not be a significant increasi in the number ofvehicles
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accessing the sitefrom Highway 30 and, and no changes to the current circulation patterns
are proposed as part of the expansion. McGary Lane, which is a public easement on the
Applicant's property serves as a driveway to reach the parking aiea from the highway.

Although the expansionfrom j,4t I squarefeet to 6,000 sqttarefeet is considered urban
development, the hospital wil/ continue to use rural levels ofpublic seryices. I4ater service
is currently supplied by the Warren Water District at consumption rates comparable to
residential usages. The Applicant does not expect a significant increase in water
consumption as a result of the proposed expansion and will continue to use the public water
service' Solid waste disposal service will also continue to be provicled by Hudson Garbage
Service) the Applicant does not intend to make any changes to the curyent seryice
arrangement as a result of the proposed expansion. The Midway Veterinary Hospital is an
established use with existing publicfacilities and seryices, and ihe proporri ,rporrion will
not detractfrom the ability of the cities to continue those services.

The Midway Veterinary Hospital provides large-animal service for the rural community,
and as sttch, is compatible with the surroundingfarm uses. The- proposed expansion will
include the addition of approximately 2,600 square feet of tilaing area and on-site
relocation of the septic drainfietd. As discussid in ihe previous section, there are no
adverse impacts expected to occur as a result of the expansion and the hospital will
continue to operate at levels appropriate to the rural rrrrrouidings. Therefore, the resource
management of land in the vicinity of the site will not be altered and will conrinue at present
levels.

(3) To approve an exception under section (2) of this rule, a county must also show:

(d) That an appropriate level of public facilities and services are likely to be provided
in a timely and efficient manner; and

The Miclway Veterittary Hospilal is art established use and currently has aclequate levels
of publicfacilities and services, inclucling water, solid waste dtsposil, and trorrportation.
This narrative has demonstrated that the proposed expansion wiTl not resutt in a irgnificant
change in how these services are rttilized. As such, appropriate levels of public"facilities
and services are currently availabre and can orro**idoie rhe proposud-rrporrron.

(3) To approve an exception under section (2) of this rule, a county must also show:

(e) That establishment of an urban growth boundary for a newly incorporated cityor establishment of new urban development on undeveloped rural land is
coordinated with comprehensive plans of affected jurisdictions and consistent withplans that control the area proposed for new urban development.

Section III of this narrative provides a discussion of compliance with the relevant policies
of the Columbia County Comprehensive Plan. As part iTthe Site Design Review)rocess,
the county will also review the proposed expansion fir complianceiitl, tt , iolumbia
cottnlt zoning ordinance. There are no other relevint plans for the site.
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Finding 5: Staff generaliy concurs with the applicant's responses to the Goal 14 Exception criteria
(as included above). The subject property is ioo far from both existing Urban Growth Boundaries
(UGB) and Rural Communities (RC) to justify expanding these boundaries to incorporate the siteor to justify moving the business to a property contained within UGB or RC boundaries.
Furthermore, the onlyzoning designation within the Countythat specifically allows animal hospitals
is the General Commercial Zone. Based on zoning, the amount of land available for said use is
limited. Also, commercial development within thehral communities (as discussed in Finding 1)
is limited to 4,000 square feet in size. Therefore, whether zoned Existing Commercial or Rural
Community, the proposed expansion (from 3,411 square feet to 6,000 rqu*! feet) would require an
Exception to Goal i 4. For reasons stated by the applicant, including the rural nature of the business,
existing clientele and costs associated with moving a lawfully established business from a property
that is already committed to said development, the existing veterinary clinic carmot be reasonably
accommodated in a UGB, through the expansion of a UGB, or through the intensification of
development in an existing Rural Community

Additionally, the subject property is appropriate in size and characteristics to accommodate the
existing veterinary clinic and proposed expansion. The site is just over two acres in size and
supports the clinic, a septic system, alargeparking area anddriveway easement with room to spare.
The building site is relatively flat, with the property overall containing a gradual eastward slope from
the clinic to Highway 30. There are no significantly limiting or sensitive environmental features
(such as wetlands, creeks, endangered species habitat, etc...) on the property that could impact or be
impacted by the proposed expansion. As discussed by the applicani, because the business has been
in place (on this property) for over 25 years, infrastructur. uno services are in place to support the
business. Redevelopment of an existing, buildable site will have less of an impact on air, water,
energy and land resources than development ofundeveloped property. Any environmental and social
impacts related to noise control, buffering, landscaping,-drainage and stormwater issues and traffic
circulation to name a few, that may result from the proposed expansion, will be addressed through
a Type II Site Design Revier.v of the project.

Furthermore, based on a phone conversation with the Department of Land Conservation and
Development (DLCD) on July 17,2009,the applicant's discussion (as included above) is sufficient
to justify an exception to Statewide Plaruring Goal 14 related. to Urbanization. DLCD had no
objection to the proposal as submitted.

The Goal 14 exception criteriahas been satisfied. Staff finds that the zone change is consistent with
oregon Statewide Planning Goals. The criterion has been met.

n

The property and affected area are presently provided with adequate facilities, services, andtransportation networks to supporl the use, or such facilities, services, and transportation networks
are planned to be provided concurrenfly with the development of the property.'

Finding 6: The property and affected area are presently provided with adequate facilities, services,
and transportation nefworks to support the existing veterinary clinic and proposed 2,sggsquare foot
expansion. For a detailed analysis of the proposal's consistency with the public Facilities and
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Services and Transportation sections of the Columbia County Comprehensive plan and Oregon
Statewide Planning Goals, see above. staff finds that the criterion is met.

Contin ns with Colu ia Counfv Zon s Ordinance S on 7502 Zone Chanses

1502 .3 Alternate Zones: lf the Commission determines that a zone other than the one being
proposed will adequately allow the establishment of the proposed use, the Commissioi
may substitute the alternate zone for the proposed zone in either the Major Map
Amendment or the Minor Map Amendment procedures.

Finding 7: This Major Map Amendment would change the zoning designation of a + 2.04 acre
property from Rural Residential-2 (RR-2) to Existing Commercial (EC) andthe Comprehensive plan
designation from Rural Residential to Existing Commercial. The Midway Animal Clinic has existed
on the subject property since before the adoption of its RR-2 Zone. There are no other zoning
designations (allor.ved outside of an Urban Growth Boundary) that lvould allow the existing animal
clinic to expand. Staff does not recommend the substitution of another designation or zonJfor this
Major Map Amendment request.

n n1 tra

1605 Zone Changb - Maior Map Amendment: The hearing for a major map amendment shall
follow the procedure established in Section 1505, 1 SOZ. t, lSOZ.IA and 1SO218. This
hearing cannot result in the approval of a major map amendment. The Commission
may make a recommendation to the Board of County Commissioners that such a zone
change be granted. Approval by the majority of the Commission is necessary in orderto make recommendation to the Board of Commissioners. The doard of
Commissioners hearing on the proposed zone change-major map amendment will be
on the record unless a majority of the Board votes to allow admission of new evidence.

Finding 8: The Planning Commission needs to make a recommendation to the Board of County
Commissioners for this Major Map Amendment because they have the ultimate decision making
authority. At this time, Staff concludes that findings have been made to address all criteria relevant
to the request. Staff, therefore, recommends that the Planning Commission recommend approval of
this application for a Major VIap Amendment to the Board of County Commissioners.
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COMMENTS RECEIVED:

Department of Land conservation and Development: No objection.

scappoose GPAC: we recommend approval of the exception as it relates to expansion of the vetclinic, but we recommend denial as it r;iates to allowing a f oarding kennel on site, unless they wereto go through the kennel license permit process. (vote: 4 to 1 Approval)

Warren Water District: No Objection.

Columbia River Fire and Rescue: Comply with requirements of oregon Fire Code and thecolumbia county Fire Service Access and Driveway Standards.

oregon Department of rransportation (Highways): No comment.

Columbia county sanitarian: No Objection. Existing septic and additional flows will be
addressed at Site Design Review.

Columbia County Assessor: No Comment.

Columbia County Builcling Official: No Objection.

Columbia County Counsel: No Comment.

Barbara Aulbach, 27428 Gibb Road scappoose, oR 97056: See Attached Letter dated August6,2009.

lVlary vliller (Neighbor), 34436 McGary Lane warren, oR: Testified at the Hearing andsubmitted the following comments - As a close neighbor of the Midway Veterinary clinic, I am
requesting the Columbia County Planning Commission take the following rr.o.-.ndations under
consideration at this hearing: (1) That a speed limit sign of 20 to 25 miles an hour be posted; (2) Asign be posted on the entrance door with days & ho-urs the clinic is open, an emergency phone
number and a statement that neighbors are not associated with the clinic; i:) A sign be posted in thedriveway area boldly stating "No PARKNG;" (4) A sign be posted that all dogs must be on leashes
and cats in carriers; (5) Either eliminate the front parking u."u o, install a barrier to reduce the noise.

Alta Lynch, P.O. Box 369 Scappoose, OR 97056: Testified at the Hearing - See Attached
Testimony dated August 3, 2009

:
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CONCLUSION, RECOMMENDED DECISION & CONDITIONS:

Plan Amendment 09-01/Zone Change 09-A2 was heard by the Planning Commission on August 3,
2009' The Commission listened to testimony from members of the community. Staff assured the
Commission that concerns raised by the neighboring property owner, Mary Miller (see Comments
above) can and will be addressed at the time of Site Design Review. A SiteDesign Review shall be
required for the physical expansion of the veterinary facility. Additional testimony submitted to the
Plarming Commission addressed licensing, treatment and care ofthe animals r.-.d bythe veterinary
clinic and did not pertain specifically to the proposed plan amendment and zone change. Based on
the facts, findings and comments herein, the Plaruring Director and the Planning Commission
RECOMMEND APPROVAL of this application for a Major Map Amendment for the re-zone of
+ 2'04 acres from Rural Residential- 2 (RR-2) to Existing Commercial (EC) and for the adoption of
the findings for an exception to Statewide Planning Goat 74 to allow for the expansion of the
veterinary clinic outside of an Urban Growth Boundary, with the following recommended
conditions of approval.

1 Approval of the exception to Statewide Planning Goal 14 is specific to the size and
intensity of use of a veterinary clinic. The subject property shall only be used for a
veterinary clinic and accessory uses, the proposed use. Other uses listed in the
Existing Commercial zone may not be located on this site without a new exception to
the Statewide Planning Goals.

A Type II Site Design Review shall be approved by the Planning Commission prior to
any development of the site.

2

ATTACH]VIENTS:

Letter from Barbara Auibach, dated Augusl6,2009
Testimony from Alta Lynch, dated August3,2009
Testimony from Mary Miller
Application
Maps:
Vicinity Map
Address Map
Zoning Maps (Existing and Proposed)

o
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' August 6,2009

Barbara Aulbach
27428 cibb Rd.
Scappoose, Or97056

To Columbia Counfy Commissioners,

fr.rf: l-l

r\i"iii i l ?'iii;'-l

i ,i i irr j-tl- i,.i 
'ti:,l.il:i ' :t.:t.. 

....' ..:

Thank you for taking the time to read my letter conceming the exparsion of Midway
Veterinary Hospital:

I have no objections to the expansion of the veterinary hospital, however if the expansion
includes a boarding facility, I do have severar concerns.

currently there are 3- anlmal boarding facilities in the immediate area which are capable
of fulfilling the needs of the community.

within the last year aperson who lives within a mile of Midway Hospital applied for apermit to have a boarding kennel and the application was denied. Theie were neighbor
objections, citing ngise and highway 

"ong.rtion. 
This person owns five acres on which tosite a kennel and Midway has only two acres and is very close to neighboring homes.

when the hospital was originally situated.on this prop"ity, it was a residence. The countyallowed a one time expansion and now it is being e*p*i.a a second time with planning
board approval.
At.the time the hosplta.J was expanded there was no boarding offered other than for
recuperating animals. Now however there is a very active boarding service thal is not part
9f th9 veterinary practice. when the plaruring 

"orrunission 
*k"d Dr. Fowler about this, atfirst he said that he onJy boarded "special f.idr" animals, then amended it to say that heonly boarded client dogs. what is a crient dog? Any time ttrat someone makes an

appointrnent for boarding they immediately bico-L a client. He stated that he doesn,t
board publicly, whatever that means, but his ad in the St Helens phone book lists
boarding as one ofhis services.
If Dr' Fowler wants to offer this service he needs to meet the same criteria and fees thatthe other boarding kennels have to adhere to and not operate under the protection ofhisveterinary practice.
When the clinic closes-in the evening there is no one to check on the animals until thenext moming' What 

lboula barking dog, or an animal in distress? How is that situationrectified if no one is there?

COLU[iFIA COUNTY(ll i: 1.! .: t: :('.ir trfi S''i

AUi. c 'j R[c'il
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At the planning commission meeting there was a neighbor who was most upset because
of the noise, inconvenience and congestion already occurring.

I have a "horse in this race" as I am a boarding kennel operator. My facility is in a rural
area and is zoned RR 5. I also own an adjacentproperfy with approximately another two
acres' At the time I sought my Ct/P I was given approval as I naa been operati"g tfr.
kennel since the mid 1970's, before there *as hnd use planning, so I was g.*afttfrr."A
in. However I was told at that time that Icould never ";p;; u&"o I sell iry p*p".ry
will I be able to sell it as a boarding facility? What works for Midway should *ork fo,
everyone.

There is a task force charged with deciding where kermels can be located and although
there has been no final determination at this time, the commissioners do need to make a
decision soon to eliminate all of this conflxion.

Sincerely,

Barbara Aulbach
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'lAugust 3l2009

Attn: COLUMBI,A COUNTY PLANNING coMIlIIssIoN

875-015-0020

'inum Requiremenb for All veferinary Medical Facilities Each veterinary medicai facility s hall complywith the following:

SECNON 9 READS AS FOILOWS:
9) Animal Housing Areas: Each veterinary medical fucility confining animals must have individual cages, pens, exercise areas or stalls to confine said animals in a

iili",,Til"t;ffJj[lr:11:::: 
manner' Animals that are hospitalized for treatment of conrasious diseases musr be isorated physicary and procedurary so as to

l['f|Ir[:3;S|fr?Hlffil,jut|ffiffi3,totuMBrA couNrY P|'ANNTHGTHT5AFTERilooN Ar1:20 p.M. ANDSpoKE wrrH rAcKrEwHo CHECKED wrrH

wHo HAs coNTRoL oFTHE tTENsEAND lNsPEcnoN oF PUBUC BOARDING KINNELS oFArllMAls wHo ARE NorstcK oR,ilJURED ATA vETERTNAR' cuNrc lNCOLUMBIA COUNTY?

SHESTATEDTHATTHIS QUESNON HAD COME UP IASTWEEKAT{D WAS TOLDTHAT TTls THESTATE.I ASKED HER TO DOUBLE CHECK THATTHTS WOUI'D APPLYTO THE BOARDING OF HEALTHY ANIMAIs BROUGHT IN BY THE GENERAL PUBIIC.SHE DIDAND REPUEDA6AIN THATITWAS UPTOTHE STATEVETIRIMRY MEDICAL 8OARD.

AGAIN' I WOULD SAY THAT I DO NOTOPPOSE MOST OF WHATMTDWAY HAS AppuED FO& HOWEVER I DO OpposE ALLOWTNG THEM TO |NCREASE THEIR KENNEL
;i^:^H#Ti:?ffir?Tl3^:I:;i,1Xffiil#.#IERAL ruBUc wnHour HAVTNG 6oNE rHRoucH rHE pRop;R pRocEDUREs REouTRED oF oTHERs

liiffit',i1tJ#ilt-?t{il,[:*t ro RE5EARGT As I DrD As ro wHo HAs coNrRoL ovER wHAr BEFoRE rHEy MAKE Ar{y DccrsroNs RE6ARDTNG B9ARDTNG oF

As an individual and as a member of the Scappoose - spiEenberg cPAc I wanted to clarify some questions that I believe need to be addressed, and to\at end here is the informalion that I was able to obtain.

'poke with Laurie from the Veterinary !'ledical Exam.ining Board o4 8/3/09 at 11:50 a-m- regarding the rules and procedures of kennels in VeterinaryMedical Facirilies in the state of oregon, and r asked rrer lhe folrowing:

who oversees the boarding of healthy animals in Veterinary ciinics that are not sick or injured, but jusi brought in by the general publlc for generalboarding and care ( being bd, wagrec, and exercisedl *,nre a" l"Jirur"irlv u" on oication orj;i;J
she responded that the Veterinary Medical Examining Board is responsible for sir*linjured. animals kept in the fucility for care. lf the facility has beenissued a license by the county and or city to have a iublic b*rdi6;;irty o-n Jltu o, noov, *u-r".iiiiy'i"[s underthe responsibility of the county orG'ty.

It is a misperception that the state vetertnary ldedlcal Exalnining Board has control over a boarding facitity for healthy animals being boar.dedat a veterinary clinic' That license is separaie and under locai ril*t;*""q and said ri"";-;;rJi L iss,rea by either the Gity or county inquestion' and inspections would apply tinder the local governnr-ent 
"uiirorii ano foilow under saio *1o and regulations of said govemment.sHE DID sAY THAT Mosr clrlEs Ai'rp couHnes nne"uxrifi{#Jrllt'i-rupREssrol axoinv-io purrHrs uNDER'THE JURrsDrcroNOF TiiE VETERINARY HEDICAL EXAIiINERS BOARD. iT IS iIOTI

I have no problem with Midway veterinary clinic being updated on the zoning and enlarging their fucifity to better accommodate their customers. This would includeenlarging lheir kennels for sick or injured animah I Do HAVE A PRoBLEM wrH THEM ENLARGTNG THE KENNET srzE To soARD our ro THE puBuc AND HAVTNGSAID ENTMNCE, EXERCISE AREA AND BOARDING FAC'UTY COMEINED WITH T}IAT OF SICK AND INJURED ANIMATS. THE COUNTY HAs RECENTLY TURNED DOWN ANAPPLICqTIONFOR AVERYUPSCALEANIMALDAYCARETHATWOUTD}IAVEBEENLOCATEDOT,IU-S.HWY-3OALONGWIT}IMASSIVERESTRICNONSAND
REQUIREMENIS PI.ACED UPON ITFROM BOTH THE CPACANDf-oUTNY PI.A.NNIN6 COMMISSION.., WHER€THE COUNTY KNEW ITWOUID HAVEJURISDICTION OVER.TO CONSIDER ALTOWING MIDWAYVFTERINARY CUNICTO HAVEA BOARDING FACUTYWOUTD MEANTHATTHEYSHOULD HAVETO APPLY FOR A KENNEL LICENSEFROMTHECOUNTYUNDERTHEDEFINmoNoFWHATCONSTTTUTESAKEMNELTilCOTUMBTACOUNT. 

IFTHECOUNWDOESAUTHORTZEMTDWAYA'KENNELLICENSE" THEY NEED TO EXPIAIN TO THE PUBLIC WHY IT WOULD BE APPROVED FOR M'DWAY AI{D NOT FOR ANOTHER PARTY TO OPEMTE SUCH A FACIUry,

MidwayVeterinaryclinicdoesboardouttothegeneralpubliciftheyhaveenoughroomperBarbaraatMidwayClinic. 
rreferyoutothefollowing:

The orgon Administraiive Rures contain oARs lired tbrough Jury rs,2009

Respectively,

€{A/G*
Alta Lynch

P.O. Box369

--J! AL/'-'{ /J
Scappoose, Oregon 97056

ff-"fffSff;rlTffS#o" MEDICAT EXAMINTNc BoARD s00 NE oREGoN surrc 4{r poRrr-AND, oRn.,,,2



M"ry Miller
34436 McGary Lane
Warren, OR
503-366-7844

As a close neighbor of the Midway Veterinary Clinic, I am requesting the Columbia
County Planning Commission take the following recommendationr ,.rd"r consideration
at this hearing.

1. That a speed limit sign of 20 to 25 miles an hour be posted.

2- Asign be posted on the entrance door with days & hours the clinic is open, an
emergency phone number and a statement that the neighbors are not associated
with the clinic.

3. A sign be posted in the private driveway area boldly stating "NO PARKING,'.

4. A sign be posted that all dogs must be on leashes and cats in carriers.

5. Either eliminate the front parking area or install a barrier to reduce the noise.
)
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General Application

COLUMBIA COUNTY
LAND DEVELOPMENT SERVICES

COURTHOUSE
230 STRAND

ST. HELENS, OREGON 97051
(503) 397-1 501

File No -ot 7-c oq-oz
GENERAL LAND USE PERMIT APPLICATION

Plan PA Zon
Application Purpose:

APPLICANT: Name:

d e Cha nqe

Se Overbee k, Anqelo Plan ninq G roup

Mailing address: 921 SW shi n S u' 486 Po I
Phone No.: Office 503. 7.3674 Home

Are you the _property owner? X owner,s agent?

PROPERTY OWNER: _same as above, OR:

Name L F
S

Mailing Address: 34453 arv La neW d R97053

PROPERTY ADDRESS (if assigned):

'TAX 
ACCOUNT NO.: 4N19_C o-0 2000 Acres: 2.04 Zoning RR2

Acres Zonino:

Acres Zonino:

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

Approx. Acres
La small an imalve terina ry hosand pital a nd oa o 2.04

Total acres (must agree with above)

'1- 
-'s:\Planning 

Division\FoRMS\Apprication Forms\Generar Land Use Apprication2.wpd

2.

Updated 11ljBl02



PROpoSED USES: Expansion of existing animar hospitar

WATER SUPPLY: --__Private well. ls the well installed? 

-yes -No_X-_-Community system Name Warren public wate ly_
METH'D oF SEWAGE DlsPosAL: 

-community 

sewer. Name

Tax

Date Signature

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

General Application
File No

nn e SE

Date Rec'd Hearing Date

Receipt No.--- Or: Administrative

Zoning: staff Member:+++++++++++++++++++++++++++++++++++++++++++++++++

X _ Septic System.
lf septic, does the subject property atreaoy have a system? X yes Nolf no, is the property approved for i Septic Syst.rZ_V*l_* N"

coNTlGUous PRoPERTY: List all other properties you own which have boundary rines touchingthis property:
Accoun No Acres Co-owners (if anv)

CERTIFICATION:
I hereby certify that all of the above statements, and all other documents submitted, are accurate andtrue to the best of my knowledge and belief.

NorE: Please attach an accurate and detailed plot plan, includin_g property lines, existing and

iJ,",ff:",|"ltl.,Ttli3l 
location or septic tank and btuinn"ij, rarm - ril"rt-#i,s, rarse nrtr,-rii"rtur",

r ,/e :\Planning Division\FoRMSLApplication Forms\Generar Land Use Apprication2.wpd
Updated 11t1Bt\Z



Nlldway Y Hosp.ital slon
ItLay 2009

I. Pnoposar, Srnnaany Inrr,omrarroN

File No: 1 3B-001

Applicant: Midway Veterinary H ospital
Dr. Lewis Fowler
34453 McGary Lane
!7arren, Oregon 97053

Phone: (503) 397.6470

Applicant's
Representative:

Requests:

Location;

Serah Overbeek
Angelo Planning Group
921 S!7 Washington Srreer, Suite 468
Portland, Oregon 97205

Phone: (503) 227-3674
Fax: (503) 227-3679
s overb eek@angeloplanning. c om

1) Zone Change & Map Amendmenr
2) Goal 14 Exception

Oregon Highway 30 berween Scappoose and St. Helens

Legal Description Tax lot 4N19 CO 02000

Plan Designation: Rural Residenrial

Zoning Designation: RR-z

Plan Amendment & Goal Exception
Page 2



r\fidway \teterinarl' Hospi tal Expansion
It{ay 2009

I

I

il. pRorecr pRoposar, & B,qcxcRo{_rND

Dr. Lewib Fowler (Appl_icant), rhe current owner of Midvrrom corumbia countv . "*j^.,J Je hospit,r rr,;3,;i1':v#'il:?.?;'dJ,:lJ,:T.yi" ;i"illIarger exam rooms, expanded i"boratory and administrative space, and a new kennel area. The intent of; ,i,, expansion is to address o.,.r.ro*iirrq 
rrr.;. ar;*s u"rrdi"g r"J ;ilr* 

-rh-. 
brrin.rs to funcdoneffectively' since 2001' the client base 

"t-adrd*ry v"t.rii^ry Horiit^r t^, irr.*rr.d an average of fivePercent annually' However, avrila[]s spa.e within t-he existing 
i"rrar"g ir-rrirrro.rr, and t1'e congestedcondidons are resulting in inefficiencies and less-than-derirrur. client seryice. Cl.longer wait times for appointrnents and are being ^rkJ;; *^ke appointm."r, ;:il|j;;f,:f.fr:,1The proposed expansion 'mll provide th. ,p^..-i..".rlrir", the hospitar to be a more efficient andr' 

'-rtto''ical business and bettei serve its 
,.ri,."rt Th. ;;'ilant does not irrt.rra-to expand the scope oftne business (i'e'' add new clients beyond- the rypical 

^.rrl,lJ ..r.ase) as parr of thus project. The intentof the expansion is to accommod"tt th. bnrir.r, ir*.^r.l-rr.at have arready occurred in a manner tratis more convenient for his existing customer base. 
rraL 

'ave already occu

The Midway Veterinary Hospital is located on a two_acremidwav b.r*..,' scappoose 
"oa 

sr. Helens in rurar columbia il,-r'H: *-g::.rrt;.iliTffiii,ldistrict established by columbia counq' for rural ,r.r, *ii rot siz.s .f ;" ;.;, ., Iess at rhe rimezoning was applied' Primary uses allowed in the RR-2 zone include ,.ria.r,J^i and farm uses rharrequire rurar levels of pubric services. The rots ,rrr.;;d*; Midw-ay v.,.;;;, ;ospitar are primanryzoned RR-2 and RR-5 (Rural Residendat, fi',. ,.r.q 
""01"?rrt* of single-family homes and farm uses.The exrsting buiiding is located in rhe roj*y.t, prJd;; oirt.^.;,.,*.ra , ;;;garea and iarge openlawn located berween. the burldrng and tlighwai :o ir;. 

'ri. 
site pran -'e"rriui, a;. There is oneexrsring access ro the site, rx'hich is iaken a"i, urgr,.*r!o ., nu.cary Lane.

Midway veterinary Hospital u'as established rn the 1970's by a prer,'rous orvner before corumbia counq,had adopted a comprehensi'''e Plan. At that ,*., ,rr. ,tl Jr";tr*d of a mobil.;rl.r, rvhich -r, ur.das the animal hospital, and a farm house. r't 1982,rtrr, o*n., recei'ed .orrariorrriuse approval fromcolumbia counry to operate a veterinary clirric on it,. ,it.- ih. .o-,,,nay adopted a new comprehensiveplan in 1984 and the site u'as zoned RR (R.ural.R.ri;.;;;t", *"1 time. In iqqo, th. sire was re-zonedto RR-2 by the county as part of penodic ,.r.*.rnJ ,rp'ar*",or ,h. .o-pr.fJ.sire pr^rr. \/eterinaryclinics are not a permitted utt - tht RR-2 zone and .o'r.qn"n{r,-th. exrsting veterinary clinic became alegal non-conforming use' Per the columbo cr"",y-iffibrarr^y.1 
eazo)Secrion 1506.6, non_conforming uses are allowed one expansion up to 40% o{theoriqrnal ,qu^..'roir^g.. In rhe early1980's' the previous ownel remodeleJ the fanrrhour. ,o ,"*.*rs a clinic ,rrd th"r, moved the businessfrom tl:e trailer to the newly remodeled budding. ']tri, orr, .oisidered an expansion of the business andtherefore' no firrther expansion is allorved ,-rnd., the cuirenr r.',. ii".rd= to expand the clinic further,

*::'#rT#'"3::H^:"#prove a'o""t'^,,g."-;; ff:; to Ex.rsring c""i-.,.i"r to r.mo,,. th.

The Applicant seeks approval to expand the exisring veterinary building in order ro accoffmodate clienrdemand and provide adequate 
'p^tt ,o perform,r"r".rin^ry ,"*;..r. The hospital provides small animal(dogs and cats) veterinary sen'ices 

^, 
*.il as large f^.r" ^;;i l.*i.., (cows, hoires, etc.). wh'e theffi;yJll;iljil,HT:^';:',:' are done"', *'. .r'*ill'i.,,io,', ,o-. ;;;;'bring their rarge

Plan Amendment & Goal Excepdon
Page 3



tr.fidway \r Hospital

May 2009

Based on a pre-application conference held wjth the Columbia Coung, planning Director on March 12,

ffi;sT:iffJiltJil:'jffi*1:H,0. required - ";;.; L,,r'" cour-lry ,'";;;". the proposed

o PIan Amendment and Zone change' As mendoned above, a veterinary use is considerednon-conforming in the RR-2 zone. li ":o"r^,: .il;;,;" appJicant .r,rr. r...i'e approvar forA zone change to Existing commercial . Per ccz6;;r, ;. Existing cr;;;.i"r designation isintended to "recognize the legitimary--of. existing .o*.r.l"l uses,, and allows ,.lawfirlcommerciar activities existing on th. effecrive dr,.'of ,hi, ordinance,,. u"ai, the Existing
;:ffi:'# fiffi. H: #ml 

use rvould not be considered ,,o,,-.o,,ro'*i,,g and wodJ

Per the counry Planning Director, the Applicanl mysr appry for a Major Map Amendment undercczo 1502'1' 
-A Major Map Amend-..rt i, d.fi','.l-'is a zone chang. that requires thecomprehensive Plan Map to be amended in order fo. th. new zone to be consistent wrth thecomprehensive Plan' The subject site is.curre",ry;;;; RR-2, which is a Rural Residendaldesignation in the comprehensive Plan- The ,.q,r.rt.d ,orr. o Existing commerciar, which is acommercial designauon in the comprehensi'e pi^.,. t., orJ., ro, the Existing Commercial zone

::h.rr".lrTtent 
with the comprehensive nur,, tr-,. pl^i a.rigrr"uo., *rri, be amended ro

" Goar Exception. The oregon Department of Land consewarion 
19.D._*rrpment (DLCD)manages the growth of urban areas through statewide pianmng Goar 14 - urbaruzadon. Goal14 is rntended to protect n,ral areas and qi3v.rde "" ";;J;;"d efficient transirion from rurartourban land uses. As such, Goal 14 e-stablishes ,]r*;.q;.r"enr for urban growth boundaries(IJGB) and directs that urban le'r'els of d..'.lop-.,.; ;;rrd ;., take place jn nrrar areas outsidea UGB' In tire rate 1gg0's, in response to a i^nd use case rn curry county, DL6D ser out roquanrifr the difference berwee' iurban,, 

and ..rural,, 
rer..ls of al'.top*.rrt T,hro,-rgh thrtprocess' DLCD established that any commercial development o'er 3,500 square feet shourd beconsidered "ufban", and could ,ro, b. perrnitted outside , 

,uGB, 
without approvar of a goalexception' Therefore' in order for the Applicant ," ."fr"a ro rhe veterinary crinic to 6,000square feet, an exception to Goal 14 will b.'n...rr^ry. 

--'t-"'

o site Design Review' Per CCZ) 1550, site Design Review approvar-is required for expansionof a commerciar use._ Because the proposed.*iurrrio'o gr.r,., *^n |oyoof the exisringbuild'rg area' a Tipe II Site Design R;-; *u u. ,r...rr^.r. ttr. Applicant will submit for site
i;:'f^m?Jfl::f:ounder ^1'p^"" application o.,..'th. zone change and goar exceprion

-..1

)

\__ri 
Plan Amendment & Goal Exception

Page 4



i\lidway \re tennarlr

tr.Iay 2009

uI. cowromrANcE WITrr ColrnrrsrA couNry ZoNnvc onnrruancn
Existing Commercial Zone . .

*ffil|;Tyni.t|iH-rl:ffi change rrom RR-2 to Existing commerciar . cczosection 670contains standaids for d.u.l-op;:"";"'ffi"[:':::J'off" , f,st of ur.rluor"a in the zone, anddemonstrate how the proposed use is consistent with the Existi 
e 

- shndards 
^r. "dd..rr"d ;;i;;";;ng Commercul designa tion.

::;,:;;':::i:[i:Li,]!{,i,,!,i",,!,,:!g."!.ro assure- t!3 
.eonlinuation and timitedresardtess-or 

.type ;; i;;;;;;;:til 
activities occurrins o, tn" aiiif,fiiiJ'ora,run"",

commerciat ptii a"r'tii"ti"li"r,'.0'" zone witt u" 
^_"-{^ 

t: .tiiir'",1i'ri" Existingt es iti m ac y oi tn 
" ";ii;;';;: ; ;:::, : :, 

i, g d es i g n at i o
commerciat activiiie';;;e'a;;;:;;i:,:i!jf :!"Zii:X:; "if:iff1,,;r,:;rt;,,,; ,,!:
673 Conditional llses:
,..:awfur commerciar activities existing on the effective daG of this ordinance.

ResDonse
The lvlidwa1,U.r.T1^n:Clinic was approved as a cond.idonal ra rarvtur commerciar acdvirl, on trre j^t" or,r,. ",a-.il (dfr::J.,i; ;;::?.i l"?i?,,:Jir-r1: #r]r,

674 Standards:
1. The minimum lot or parcel size for uses permittedbe 5 acres- !'Lc 'ur uses permitted under secfions 672 and 673 shall
2. The ,^,::: lot or parcel size for uses permittedbe 2 acres wh",:^,1?:i[i']ioi'r rnur, under secrion 672 and 673 shal

". 
;tZ;::i: ::#:,i:,: !!b|" or communitv w.atir svstem;

sewi

"r",lni,"i"'"i'""7;;:;:"'!:&'i:z:!*yr';;::lTini:!::;l;:,N;'"!l:C. The propefi has direct
D. rhe properiy i, *ini-,.uXfi:::;",;,: !i!!:,:Z::or_way; and,

Response 
-'rev'c ur petng served by, a rurar fire district.

The subject parcel (tax lot 4N19 co 02000),is sen'ed by fte ar? r{warren public warer sysrem. As
rndicated on the siie-Planin g-r"utt 

^, 
adequate ,r"i .t'r*- orr. the site ,o rr.iti** an individual

subsurface sewage system' the proprrii^, dir..r access r". yu1-^y;, ;;"I', pubfi. right-of_
i;:;:#:"i:'ffi *Fl[::'lJ##;.,Tj1,3";_,nfu.,1ryiui^'ru;:;il;'i'*",..,.&s,n.,
which is consistent with thi, ,t rrdurJ 

aPPrcaDle tor tlre subject parcel. The parcel i, z.olr.r.r,

Plan Amendment & Goal Exception
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Afidway \/eterinarl'H ospital Expansion
NIay 2009

3' No primary structure shalt be constructed closer than 30 feet to a proper-ty tine.where the property abuts resource zoning, the setback shatt be increased to 50 feet.

Resoonse
As demonstrated rn the Site Pian in Exhibit A, no new stfucrure wrll be consrructed qrithin the required3O-foot setback' A small portion of the exjsting building (the sourhwest comer) is w-ithrn 30 feet of theProperty line and the proposed expansion will ,rot olteithe location of that corner. The site does notabut resource zoning.

4' Unless otherwise prohibited, the maximum building height shatt be35 feef or 2_1/2sfories, whichever is less.

5' Unless othen'vise prohibited, structures such as barns., s.ilos, windmills, antennas,chimneys, or similar structures may exceed the height timitations to a maximumheight of S0 feet.

ResDonse.
The subject bunding is 24 feet high at its highest pornt (including both the exrsung and new build;ngheights). Therefore, the-rhaximum height r.qrlr.m..rt is met.

Zone Change

1502.1 Major Map Amendments

cczo Section 1502 provides the cr.iteria that are used to e*a-luare a proposed major map amendment.

};,f::nil,i:,r".i"1emonsrrares 
ho*, rhe proposed .*p^.,io,, 

^, Irlido,^y V.t.rir,^r,, Hospitat is

1' The proposed Zone change is consistent with the poticies of the comprehensivePIan;

Response
only apphcable policies from the comprehensive Plan are included rn this secrion. A,lost of thefollowing discussion focuses on the proptsed expansion rather than trre zone change itself. However,it's important to note that the zone chang. ir nec.sr^ry in order for the.*pnnriorr",o take place, andtherefore, justification of the expansion iriherently inclujes justiEcanon for the zone change.

o Part II citizen Involvement' As part.of-the major map amendment and goal exception land usepfocess, public hearings wiil be h.ld b"for. th.'.o*ti ntrrro,,,g commission and the Board ofcommissioners' surrounding neighbors rvithin 250 feer 
-of 

Mia*ry v.*rirr^ry Hospital willreceive official nodce from the county infonning them of th. prop*.r ,.rlliir.aored hearingdates' Because the proposal involves a map amendment, notiie *'ill ,lro be pro'ided to theDepartrnent of Land Conservadon and Derrelopment 45_days prior to tt,. p,rUl.- ll;; il:neighbors, and an1' other interesred pamies, *.iil h"rr. the opporrunity to comment in writing

H::j: 
the hearings, or in person at the hearings. Those comments b..o.. part ofthe pubiic

In addition, the Applicantmailed a flyer to ailproperry owners within 250 feer of the site. Theflyei provided a brief o'erview of the propor.i .rp^r,rion, along with a site plan and illustration

\,*-,./ Plan,\mendment & Goal Exception
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lfidwa1'\reterinarl, f{6 spital Expansion
tr{ay 2009

of the expanded burldLng' A List of properry owners and a copy of the flyer are provided inExhibit B' when possible, the Appica.r, ,iro ,pok. lo person or over the phone with theproperq' owners to discuss any concems tl-rey .Ly ha.,e-regarding th. pro;..t. of the tenProPertJ/ owners rvithin 250 feet of the site, tfuee were una'nrirabre for dir..t .ont^ct. Generalll,,the neighbors contacted were suPporT: rf ,h. propor.Jexpansion and expressed no concems.one abutuag neighbor lttx loi 2300) mentiorr.d ,h", .li.nt, of tl,re' .,r.r.rirr.ry 
hospital

;rT::::T:1*.':j: 
their door after ho'rs' rr,. app[.^nt offered ro pro.,.ide berer signage to

o Part IX Urbanization' The primary intent of the urbanization policy is to be consistent withstatewide Goal "14 - urbanizatio., fy regulating the rransition from rural to urban uses. Asmentioned pre*iously, DLCD rules consiJ., 
"rri.o**"rli^t ur. over 3,500 square feet to be anurban use' since the proposed expansion of the veterinary clinic to 6,000 square feet will takeplace in a rural area outside the UGB, 

^.,_ 
.*..ptio., ;" H;l; ;;;il.H' Th. .*..p,ioncrjteria are addressed in the next section, which iemonstrates why the ur'banuation goal shouldnot apply to the proposed expansion. Although the brrrirr.r, will exceed the 3,500 square footthreshold' it will remain rural in character b".^"rrr. it sen,es a rural ciientele and uses rural levelsof public facrliues' For a more detaiied discussion of the-utbanization policies, see rhe Goal 14exception criteria in Section IV of this narrative.

o Patt X Economl'' It is the policy of columbia county ro encourage stable and continuousemplol'msnl oppotrurudes and insure local re'enu. ,;.;l-g. 
]he Mii*^y v.terirr^ry Hospitaicurrendl' emplol's tfuee fuli-ume vererinarians and upiror*^*iy 15 fril-time and rwopart_timestaff' of the full-time emlibyees, four are ".r.tff;;;o-ors. lfithrn the next year, rheAppJ-rcant intends to add one more 

'eterinarian ".rd 
r-o frrl-!-ti*. staff members. The doctorsand staff are paid compedtive salaries, ranging from $18,000 to $85,000 a'nually, depending onthe positio'' The hospital is locally owned and, with one excepLion, all the employee5 live insurrounding commurities within colurnbia countl . a, ,r.r.r,, revenue that is generated from thebusiness is more hkely to be circulateg l.:{y ih. ;;;;;ed zone change and expansion w:r.rallou' the bus.iness. to..continue to provide ljrring-*^g.'y.ul *ttrr- rhe counry and rvill ensure itsfuhrre economrc r-iabiliq,. -

o Part XI commerciai' Per the to*nr.fflsive,Plan, the pulpose of the Existing commercialzone is to assure the continuation and.limited .*prnr-l-of all iawful commelcial activitiesregardless of rype or location' As mention,ed prernously, tir. rwa*ay veterinary Hospital wasauthorized widr counry appro'al of a cond-iuo.r^l ,rr. p."-a n 1gB2 and is therefore a lawfulacnvity' The site was re-zoned to RR-2 !r ,t. .o.'.i -rti"g the existing clinic a Iegal non-conformirig use' Re-zoning the site to Existing c"-*;;.i^l -ilt.lo- the Applicant to continuethe business as a conforming use, and provideTh. oppor**ry for expansion.

o Part XIII Transportation' The transportation policies are intended ro comply wjth Goal 12 -Transportation in the provisiot of 
"r, ,efficient, ,"f., ^.rd 

diverse ftansportation systemtfuoughout the county. The poricy *or, 
:.J.:T, :tt.;;";or.d ,on. change and expansion atMidway veterinary Hospital is Policy 4, which l'nits d*ect 

^i..r, onto Highway 30 to rhe extentpossible' Because the site.has frontage.along-High*^y :o-^rrd no other reasonable access isavailable' access must be taken from Hlgh*ri:o ,ir na.c^ry Lane, which is a public easemenr; and serves as the drivewai, to the hospital.

-r, Plan Amendment & Goal Exception
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Nfidway Ye Ho ta.l Expansion
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The Apphcant recei\red a permrt ftom the oregon Department-of Transporrarion (oDoT) rnJuly 2003 allowing the opeiation, maintenance, and ,r. of a sta.te highway approach ar mile poinr24'62 QvIcGaq' Lane)' see Exhibit c for a. copy of irr. p.*.i.. The permit is effecrjve for anindefinite petrod of time un-less there is . .h^r,g. in use ir ,t,. ,pproalh.or a significant changein the voiume or character of traffic using the ,'ppro..h. Th. -,".r, of rhe proposed expansionis to accommodate existing cfient dema.rd ,nd relie'e b'ercrowded conditions within thehospital' The Applicant does not intend to.increase ;; ,.;p. 
"f the business (add new crienrsbe1'et6 typical annual increases) and therefore does ,rot ,.r'u.ip"te a significant change in the'r'olume or character of traffic enrering the site rrri H,8i*-ri :0. as ,orh, ,h. .*rr*g oDoTapproach permit will remain effectivelfter compledo" Ir rrr. proposed expansion. To confi.rmthis' the Applicant has contacted oDoT 

^.rd 
,utmitt.a ,r, ,rparted permit application based onthe proposed expansion.

o Part XIV-Public Faci-tities and services' These policies require that adequate rrpes and levels ofpublic facilities and services be provided .oi.*r..r, *i,1, a.lr.top.rr.n,. il..^rr. Midwayveterinary Hospital is an existing brrsitress, public f^.iri;: and sen.ices ha'e alread), beenestablished. The Applicant receivJs .rt., fro_ th. p,rbli. _r.., ,l-rpp4, out of V/arren and willcontinue to do so after the proposed expansion. 
.'wat'er 

usage at Midway veterinary Hospital for2007-2008 was anrverage of 374 g,lior* per day, wl'ch-is comparable to typical residentialwater usage rates' The Applicant anticipates a slight increase in water consumpdon as a result ofthe proposed expansion, but overall *r,.r rrrrgl r^rill .o.rtrnre to occur at rural le'els. Solidwaste removal for Midway Veterinary Hospital-is pror-ided by Hudson G"r;;;;^s;rvice of St.Helens' The current level of se^'icewill be 
"d.qrrrt. co sefl/e tir".*p^rrd.d facility and thereforethe Applicant does not pran to make ,rry .hrrrg., to the current arrangement with HudsonGarbage service as a result of this proposal. sJ*., is treated using an on-site sepdc system,wbjch ''vill be relocated 

^lP^.tt of the proposed expansion. Septrc plans u,ili be fi'alized ancl

;ilff;i 
o"ring the Site Design Re'iew process o.,i 

^r. not required to be incruded with *us

Part xVIII Air, Land, and water Quafiry. Air, land, and water poiicies that are relerrant to theproposed zone change and expansion rerate to noir. ;;:;, on_site sepric trearmenr, andstormu'ater ffeatment' The proposed improvements include a nerv kennel area that wjll be usedto house dogs and cats that tt. b.ing u.r.ted at the hospit"l- c*..nrly, ,;;; or. tept i'various different locations throughout the hospital. The ,rew kenn.l area w"ill provide a largeenough space to house all the loimals in one area. The hospital does not provide a ffueboarding se.ice, although they rvill occasionally keep ,n 
^nimal for ,e.,eral nights toaccommodate a client's needs or to monitor and administer medications to a sick animal.Because the new kennel area will be located at the north.- .o*., of the lot, ,t.r. 

^r. 
potentialnoise impacts to the.adjacent residential properties. To address this possibil-iT, the Applicantintends to use sound attenuadon t..h*qu., in the kennel area. The sound atenuadon willinclude sound barrier insulation wrthin the outside walls of the kennel 

^rea, ^spray-on soundabsorption layer on rhe ceiling, and hanging sound absorption prn.t, inside the kennel.

As part of the proposed expansion, the Applicant intends to relocate the existing on-site sepdcfield in order to accommodate the new bunding fooprint- rt. .*rr*g sepric field is locatednear the northwest com:r of the build-ing *h"r."p^* 
"r,rr. p.ofor.a ."i"nrlon J,rt . pi"...Therefore, a new septic field wilr be lo.ut-.d in the area u.*J." li

this area ir'.urr..,tly flar and .orr"r.j-JJ-g.^r, 
"nd 

some smar;:t*fjrT:r1ffiyo1?

D
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the Applicant' sepdc plans will be re'iewed by the counr), as. parr of the Site Design Revjewprocess to ensrxe compliance q'ith alr ,ppr.icrbr. ,t^.,drrdl. Ir, .ddidon, the Appricrrr, -uitaddress stonnwater Lreatrnent for rhe ,dditio.rrl rd;; 
"r.^ ,hr, rviil be .r.ri.d u,ith the!tlp:t:d burJdrng expansion. A srormwater ftearrnenr andincluded wirh the-Sit.b"ri* R";";:;^^;:::-1","*ent and erosion conrrol plan musr be

as parr of the pr"p"r.td?;;il.r::tt* 
apphcadon to ensure 

'r,rr.,o 
water quality impacts occ'r

1502.1 Major lvlap Amendments (continued)

?rlf,"":;"oosed 
zone change r's consisren t with the statewide ptanning coa/s (oRs

Resuonse
only applicable statewrde Planning Goals are incruded rn this secdon. Because the
f.:ffi::?'il:"i?,xx,'"1'fi ::?:n::i::|'"*,"*tr:;1T,x1"';;*il;,,,,ho""esp.nses

o Goal I citizen Involvement' As part of the major map amendment and goal excepnon land useproccss, public heanngs uall be h.ld b.for.,h.,.;;;;phnning C"rrrf;;" and the Board ofcommissioners Surround'ing 
".ighnorr^*,h'.,-rti'"..r-t ruia*^/v.r*-ary Hospitar wilJreceive officiai nodce ftom tt-e counry.informing them of the propJr^r ,rjl.rr.a"red heanngdates. Those neighbors, and an1, orh.i rr,r.r.r;ip;.r, wr-u have the oppornrruq/ to commenr

,T. *n: iJ:::j" 
the hearings, or in person 

^, 
,h'; i';gs. Those .o--..,r, become part of

As rnendoned previousiy, the Appllcant rnailed a flyer to alJ property orr!,ners wjthi' 250 feet ofthe site provid'rg a brief o.'.r'i.r,', of, rhe propor.a l*po.r.rio.r, aiong with a site plan andillustration of the expanded buiJd-ing. when p;rribi., ;. Appricant aiso spoke in person or o\rerthe phone wjth the Properb/ o*'it', to .issus*ny .ot..rrr. 
-,!., may have regarding tJre

:i|fi:.r::1'i:::;"tl' "'igi'bo" contacted *.r. ,,ppo*jrre or the proposed expansion and

o Goal 2 Land use planning. Go^r r,.o.?r.r jr estabrrshes the .1*:, for-taking a goarexceprion.Because tlie proposed exp-ansion of Midway t.;;;; ilorpit^J wourd r.su]t i' a commercialbuilding in excess. of 3'50b square feet.in a rurai 
^rr^,h.*..poo., to Goar 14 is required. Thecriteria that must be met i" oider for a local g"".;;;; ,J'.pprou. a goar excepdon are, briefly:

1' 
[n:"t 

justi$ why the state policy embodred in the applicabre goar shourd nor
2' Areas which do not require an exception cannot reasonably accommodate the use;3 

l:X;ru1ffiT:i*^u?:if i'',',,;;':.'"mic impacts ,,. 
"o, signincantry

4 rhe proposed use is .._o^:il:;il:ffJtri_ ;,:,re,; 
,nd

The discussion rn Section IV of this narrative demonstrates that the proposed expansion isconsistent with these criteda and, therefore, Goal ,;;;;." "

Plan Amendment & Goal Exception
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I{rdway \/eterin ar1'Hospital ExPanslon
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o Goal 6 Air' water and Land Resource Qualiq'. Goal 6 srates, rhar al] wasre and processdischarges from. l developmenr (including rota'*rrl,loir., and water pollutants) must norviolate state or federal ttt..i'ot'*.ntal stanJards. R.re,,^nt to the propoyt i"p""rion at Midway\zetennary Hospital are potendal noise, sol-id waste,, ."a ,a._water/sewer ueatrnent jssues.The Apphcant rvill addresi each of drese elemen,, ,, foilo*r.

- Noise' Because the expansion includes additional kennel space, there are potential noiseimpacts to tle adjacent residential properries. a, a.r..,u.l'rl#il;,:;J',iofu.r", 
intends

;T:t 
se'etal sound aftenuation -.ttoa, within th. k".rn.l space in order io address this

- solid waste' All solid waste produced o.n site is picked up by Hudson Garbage sen,ice,which is a licensed solid waste and. recycling ..*i.i provider in the ciq, of St. Helens. Nosorid waste is treated or stored on-site ll.yoia,;";;;.';;:, to weekly pick_up).

- sewer and stomu/ater' As part of the proposed expansion, the Applicant intends to relocatethe existing on-site septic field in order ,o ,..o,,'.noar,. ,rr.. new buildrng foopnnt. Theexisting septic field is located near the northwest.or.r., or,le,building,ih.r. part of theproposed expansion will take place. 
llerlf3re, ,rr. ,.po. field wilr bJ moved ro an areaberween the p.arking lot and Highw^y 30; this area is .urr.nriy flat and .o*r.o with grassand some small pine trees that wlre planted_by the apfrr.r"r. sepnc plans q,:-p be reviewedby the counqr as parr of the Site Design. R;r".* ;;;Lr, ,o ensure compliance uath ailappllcable standards' In addition, the Ap=plican, ,rrur, address srormwater .,eatment for theaddidonar impervjous area thar wrr be .i.,r",a ";;';;;r"posed buiJding expansion. A

i'.",TJ1firT:::'il ffL:fi::i,contror 
pran must bl ni.luded *,* ?r'..lite Design

expansion. 
uvrr ru crrsure tnat no water qualiq' impacts occur as part of the proposed

Goal 9 Economic Development'- The intent of Goal 9 is to "provide adequate opporruruhesthroughout the state {ot a vanety of economic aco'ities vital to die health, welfare, andprosperiry of Oregon's citizens',. Ivfidway Veterinarl, H"rprlf 
'.".tribures 

to the iocal economJ/by providLng j"or ,:_,-":lt^:ty:"r tr',^t pry compedtive ,ai"ri.r. The hospitar .;r;;;ly emproysthree full-dme'eterinarians and rppro*i-",.ty is f,.u-tim.l"l *" part-time staff. within thellext yea'r' the Apphcant intends to 
^aa 

one more veterinarian and rwo full-time staff members.The doctors and staff are paid competitive 
,salarjes, 

,""g-;;;:. g18,000 ," $s;fi; annualry,depending on tlre position' ]-he hospital is localry o*.,.? ;?;-; but one of the emproyees livein surrounding communitres with'r iolumbia co""ty. a, ,;;; ,."."ue trrar is generared fro'ithe business is more rikely to be circurated,to5afr. Th";r;;..9.ro1. change and expansionwill allow the business,to..continue to provide [#g-.u^g. i"ii*,r.i' the county and wr, ensureits funue economic viabiliry.

Goal 11 Public Facilities and serrices' The purpose of Goal 11 is ro ensure that urban and ruraldevelopment is guided and support.a by 
^pplTriare rFpes and levels of urban and rural pubJicfacrlirjes' Because Midway veierit 

^r1, 
irorpirri rr. 

^n 
'.*irn 

,g business, pubric facrlries andser'ices have already been established- The Applica", ,..r""., water from the pubric water isupply our of rff/a*en and will continue to do ,o ,R., ,h. ;;;p;r.d expansion \xr;;; usage ar iMidway veterinaq Hospitar for 2007-2008 was - ;;J;;? 374 ganons per day; this iscomparable to typical residbntial watet usage rates. The Appi.rnt anhclpates a sright increase in

I

Plan Amendment & Goal Exception
Page 10
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water consulnpEon as a result of the proposed expansion, but overall water usage wiil continueto occur at rural le'els' Solid waste removal rot ura*ry veterinary HorpiJ"i, provided byHudson Garbage Seri'ice of st' Helens' The currentl.r,el Jf serurce rur be adequate to serve theexpirnded facrliry and therefore the Applicanr doei 
"", ifm to make an1, changes to rhe cu11enraffangement with Hudson Garbage servi.e as a result oi,r.i, proposar. 5.*"r il treated using anon-site septic system, which r"ix be rerocated,as p*; ;f ;" proposed expansion. septic plans

;:i*ffiH'*:iffffied during the site D.'is"'R.;;i p'o..,, and a,e not required to be

o Goal 12 Transportation' Goal 12 is intended 
-to provide an efficient, safe, and diversetransportation system throughout the stare. Goal 1i is implemented by the TransportadonPlanning Rule (fPR), *hith lists the elemenrs ,t", **, be includei * to..r prans andordinances' Most relevant to t]re proposed expansion at Midway veterinary Hospital is therequirement for access management, especially ,o ,,",. rugrr*ryr. Because the site has frontagealong Highway lQ and no lth", ,.^ro.rable access i, irailrble, access musr be taken from

*tl,",u^]], 
30 r'ia McGarl' Lane, which is a public .rr.-.n, 

^rrd 
sen es as the d.ir,.*^y to the

The Applicant receirred a perm'it from the oregon Department.of Transportadon (oDoT) rnJull' 2003 allowrng the opeiation' maintenance, and,rr. of 
^ 

sta.te high,,r,ay approach at miJe point24'62 (ivlcGary Lane)' see Exhrbit c for a, copy of the perrnit. The permrt is effecti'e for antndefinite period of time unless there is 
^ 

.hr,rg" - rr. ;i;; approach.or a significanr changein the 
'olume or characrer of traffic using the ;pt";J 

"rn. 
,,,*,r, of the proposed expansionis to accommodat.e existing client demand ,.rd ,.lieu. overcro-*,ded conditions urthin thehospital. The Applicant does not intend

beyon d rypicar ;;;;; -;,i: J:;'#T".;"r*::::: T:,' ;::ilI,I [X;;J: iffi *Tfrrolume or characrer.of traffic.,rt.ru,g the site rro- Higl,*"),:b. a. ruih, rh.."'rnrg oDoTapproach Permlt rvir remain effecnvelfter compledo' lr ,rr. proposed expansion. To confumtlis' the Applicant has contacted oDoT 
^.rd 

,rt*itt.a 
",,,rpi^,.d permit applicarion based onthe proposed expansion.

Goal i 4 urbadzaaon' The intent of Goal 14 is ro "ensure the ofteriy-and efficient transirionfrom rural to urban land use, to accommodate urban ;"prir;;" and urban emproy,ment insideurban growth boundaries, ro ensure efficient ur.' Jf il.r1, 
^.ra to provide for livablecommuniries.,, Goal .14 establishes the provisions for urban rrequires rha t urban us 1 !e- ! 

e,,.rop.a *ti';;;, ;:,i::l,T:;1, :",il#Lff ::i] T:mentioned pre'iousll', DLCD has established that ,.ry .o**.rcial use over 3,500 square feet isconsidered urban and may not be developed rn rural 
^r.., o,rtride a UGB ,-r.ri.r, a goalexceprion is appro'ed fust' The Applicant.ilans to .*pr,rJ ,tr. Midway veterinary Hospital to

f f ih:jl::'ff "j,::i' ;: 
jT :TililLH,*::n*,r ;: ?:,t.f 

. 
^ 

1 +,e xc.p,ion mus,

.*..priorrcriteriaisdemonstratedrnSectionrVof 
thisnarrative.-onststency 

with the Goal 14

1502.1 Major Map Amendments (continued)

3' The property and- affected area is presentty provided with adequate facilities,serrices, and transporlation networki io support the use, or such facilities, with
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"27:f:;;::,':i?;:;::!:&netwotks 

are ptanned to be provided concurrenry with the

Resnonse 
rrrqr' th. ^*^^^^^r :As discussed previousJy, the proposed expansion will be adequatell, served by the exrsdng publicfacilities' sen'ices' and transpo'i"tion 

".*oir. Midway v"i.r-r.y Hospitar ,...ir1"rlr, water from rhepublic water suppll, in warien and wilr continue to do ,o ,f,., th. proposed expansi

H{F:ffi ff :H^::'#:.:**x*"',:.,,1,:*fu :tTfT*il"?J:'il;.ffi [f:pan of the proposed expansion' The transportation faciri-ties sen ing tJre site ;;;"M;;v Lane, which isa public easement' and Hdhway 30, which-is a state l"gh*;; r^.rrr,y, In 2003, rhe Applicanr recei'ed a
permit from oDoT allorving ti" tt" of the state high-way .pfrrr.r, to access ,tr. ,rlri. The proposed
i]ii:ln*nor 

result in a significant increase r' rlrn. ;i; ;" approach, and therefore, the permit

,

:

,,- 
- -/ 

Plan Amendment & Goal Exception
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ry. CONTOTrANCE WITH GOA' 14 EXCTPTION CNrrrNHAs estabhshed in Secnon II of this narradve, an excepdo.r,o s,r**a.-;;;* Goar 14 is reqi.ured infi1".::,:'3*'*i?:ni;";Ti11il*::,T?Xil*ll*00 square r.*"n...i,eria ror 
^ 

co;i
in Goal 2' Part Ii' The discussion ;t;;;"-onstrates how the :.itntt'l exceptions process identified
the Goal 14 exception criteria. 

rL'rvrroudtcs oow ule proposed expansion is consistent with

oAR 
s660'014'0040 

- Establishment of New llrban Deveropment on rJndevetoped Rural

(3) To approve an exception under section (2) of this rure, a countymusf a/so show:
(a) That Goar 2, part tt (c)(1) and fl(z) are met by show.ing that the proposed urbandevelopment 

.cannot o" '.uitoiiitv accommodated in or,thiugh upui"idiif existing:':#rt;,?,!:! boundaries ";i; intensiniaiii'o'r-a"r"rcpmeni in exiitins rurat

Response
There are a number of reasons-lvhl the proposed expansion cannot be reasonabh, accommodated h orthrough expansion of existing uGIi' ;;i;-,."rification ora.,r.top*ent in existing rurar conrmuniries.

o The Midway Veterinary Hospitai is located approximatery 3.5 miJes from the Scappoose UGBand 2.7 miles from the St. Helens t;; *til.ffi;], 
J*p^n.io., of an exisring UGB to

;::iffi::,,.|,:::^ffii!::'"resurt in a sigruficant,-;;; orr^.,a u.-g'r,;,s;,"i,,to th. UGB

" It is reasonable for an established business *,th a sorid client base to.expa'd its physicar space atthe current rocarion to betrer sen,e irs.r.rr,r r.d r.;;..orro*i.ritv'robr;."fi: 
Appricantisproposrng to expand the l\'Iidrval' vetennaq' H.rp;i-r order ro address overcrowdedcondidons and accommodate its exisfl.ng.li.nt tnr.. fi,. rr,iarrry veterinary Hospitar has beenofficialJy permitted to oPerate 

"; # sire.since rqai, 
-*]'"" 

the previou, o*n., receivedconditionai use appro\rar of rhe 
'ererinarl, clinic use fro- colu*bia counry. Horve'er, thebusiness was.iniriarJy estabrished or, ,t",ir. * ,h. 1;;;1,;; to an1, requ'ements for land useperrnirting. As such, it has been operanng on rhe sit. for ol,er 30 y.rrr. 

,nuUfil 
a.liti., (powerand water) and sen'ices (solid *^,t. piJlup) have 

^h.;;; L1.., .r,ruLshed at the site to servethe exisring business and'can ra.q*rlry accommoda,. ,h. proposed expansion. The businesshas an established chentele and it i, ,*'ro.r.ute to assume *irt u porrion of those crients choseMidway Veterinary Hospital U..r,rr. lr, rural locatio., _r, -.rrrenient for t_hem. In order toaccommodate the proposed de'elopmentinside the UGB "r*r** an exrsdngrurar communiry,the Applicant wou.ld h^ve to ,.Io.^i. th. br_rrirr.s, ,o 
^ 

ro.",ior, ,._r.rrr mires away or more. This
ffy*rr:rr"trlil** financiar burden for the Appli.rr,, ar.'ro the addidon^r .,or, or".quinng

[*:r::tr.T,,Tf0"i::iyffi iil?:il;:ffi Jr:j,.*T];i,:"Tffi f,.::::
infrasrrucrur. ,"0 p;;:'t^H:"or': 

proPerry 
"nd 

1onstru"ct' a- new buildrng rvi-th* associated

plan Amendment & Goal Exception
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Itfidway \retennarl'Ho spital Expansion
I\Iay 2009

o The lvfidway Veterinarl' Hospital lt:"i9.: large arumar senice, both on site and off sjre (at thehome of the client)' Large animais include .J*r, rrorr.s, and other farm arumais such as sheeoand pigs' Because of the large animal se.'ice, it i, *or. appropriate for the business to belocated in a rural atea, closer ,"o ,h. frr.,,, it ,.r,,.. and rn ,"^;.;;;; prr"o., adequate spacefor maneuvenng and handling larger animals. The proximi*o ,*ro..-,l,rdirrg farms also ajrowsthe Applicant to be*o" 
",p:onrir'. to fequests rorio.rr. r'isirs. There are cattle farms directlybehind (west of the site 

^"d 'djr...rt to the site (to the 
":.rrr,) along Highway 30. In addition, arecent site visit revealed small farms with ir"t;;;, ilamas, .nd pigs ail 1ocated withinapproximately rwo miles of the site. '' uqrrraJ) arru Prgs

o A large-animal veterinary clinic is generalll' not considered compadbre u-ith more the urbanlevels of development ti^t 
^r. fo,r'nd insid. , uC;. For example, in the st. Helens andScappoose development codes, where veterinaf .lnt;, ,r. p.r*itt.d, they are rirnited to onlysmall animals' rvith the possible exception of the industrral ,o.r., 1.r.irt.r'.od. specifies whattypes of veterinary services rnay be allowed rn the rnd,rstrirr zones)..?i't; 

^rrimarveterinaq,
clinic were permrtted in the indusffial zone, i" pr*."r."t on industrirl lr.ri ma1, conflict thcolumbia counry policies related to preseruing industrial rand witrrin r-icgr-f* labor-intensiveindusuies or-industries nee-ding extensirre p,rf,t. faciljtjes (colurnbia c;; comprehensivePlan' Parf XII' Policy 10).' It i^y ,lso..o"ni..*rrr, prlrcies- ,h. a,.;;i;r, .o-pr.h.r,ri.,..plan related 

': r*:.rt-*g designated right indusrriur ,r'.r, for iight manufactu .

processi'g and similar op.rrtiois (st. Hirens n4;;;;;;ode, seidor, ilil;ilg'- 
wholesaling,

In conclusion, the Midrvay veterinary Hosprtai is an estab.hshed use thar has operated for more than 30)rears ar this location and is appropriate for a rurar,r., io-r..,,e rurar farm uses. The proposedexpansion is necessarl' tn order for the Appiica.,t ro pro'iJ.-ra.qr^r. senice for existing clienre.le andmaintain a rriab'le business' Relocaung the tusiness ,o, to.,,,io,r i'side the UGB *,ourd result in unduefinancial burden for the Ap-plicant, pJte.,tial loss of .li;";.1;;'lr;fficjencies i";;r";iand and publicfacij:ties' and potenti'l tot,fli.t, ,r,; *tr; levers of d.;.i;;-.;t. Therefore, the proposed expansioncannot be reasonabl)'accommodated wjthia.the existrng u'C;-;, rurar communiry. Expansion of an
;:^'rT,-"y:^:i:i}J."jJj:f;i|j"1^Hon because tt'.",',. t, tocated severar ,nir.J outsid. or borh the

r
I

(3) To approve an exception under section (2) of this rLtre, a county must ars.o show:
(b) That Goar 2, parl It (c)(3) is met by showing that the rong-term environmentar,economic' social and energy consequences 

.resuiting from urban deveropment at theproposed site witlrmeasures designed to reduce 
"airi"'i^'pacts are not significanttymore adverse than wourd tvpicaiv *",11y_1rii-rh;';;;:';|opo"ut being tocated onother undevetoped rural lands, 

"oisiiu,ng:
(A) whether the amount of land included within the boundaries of the proposedurban development is appropriate, and

(B) whether.urban 
.deveropment is limitgd.by the air, water, energy and landresources at or avairabre to the proposed siti, and whether urban deveropmentat the proposed site wirt adversery un"ci'til'-ui))"*ur"r, energy and tandresources of the surrounding area.

Resoonse

PIan ,\mendment & Goal Exception
Page i4



trddway \/er Hospital

trlay 2009

As demonstrared on the Site plan rn Exhibit A, the amounr of land. (2..04 acres) included wirhin rhe
boundanes of the nroposed deu.lopnr.r,t rs approprir,.. 

--Th: 
applicable minimum Iot size for the

Exisung Con.tn.rcir'r zone is *o ,.r., and the ;;"pJ;.r:r*r""0.* the site g.n.rr,ty range from rwo
acres to ten acres i" silt'Approximatelv half oi,h; ri; i, a.".La.. ,h. p.r;:;;i'ir*"* expansion,parking and maneu'enng area' driveway, and required *,i*t, (30-foot :.,f^il-r;. required per the
cczo)' The remainirig half of the t" irr, b. .rr.d f"; ;;;.a.red septic *; ffi, Iandscaping, and
as oPen sPace to pro'ide a buffer berween the hospital 

^"J Hrglr* 
^y 

3?. upor, .o.r,prerion of rhe
proposed expansion, tie sire wiil be developed 

^t 
, r..,r.l ,*iiril"',, the rurar setdng.

o Environmental impacts. There are no long_term adverse etoccur as a resurt of the proposed .*p".,riorl sror_*rr., "il"il:ffi:,#::::.J.t::i^*:rvirh Columbia Counq. standards ,nd ,1Syl^ri"ir 
- T. ;nii.".,1 u,ill be required to submit.astorrnwarer and Erosion contror nirn ,, prr, of the site 6:;9" Review process, which ,vi, be

reviewed by the counqr Enr.ironment"iSi..i^lirt ; il; .";mptance. S.*.r.g. will also be

11._U 
=:l' 

#i,:,T::.', : * *: *iF ;*;; ::,,:l-, " 
a a,"i ; il';, T is c u*e n,,y

expansion. Sepuc drarn field plans will b...,ri.*.d-;r;;;...,::;:::ffi11r; 
ff"f:;:::part of the Site Design Rr.,iew pro..., ,o 

3*.r. .o-p'rrrrr.. *rth alJ appiic^brJ ,trnarrds. Arlsolid waste produced on ,;t. i, ,.rrro'J by Hudson d;;;;-s.rvice on a weekil, f25i5.
Economic impacts. There are no adv
proposed 

"*p^,,sio,, rr,. p,opo,.a;;;:'i.ltrTirff". ;,,ff;'i:.,::J..;,;i:;T,,,i;conrinue to operare as an e.conomicarl,;:iITr-;; 
o-r,0. ri.,,ing_wage ;Ju, _ counry,i,'J1'J:-J::.HTT.ffi::il:il; '" 'r'. .ounf",;;l|; ,.,d ,....,1u.,?.1.,^,.o by the

social rmpacts Because tlie proposed expans.ion incl'des add-itronal ken'el space, drere arepotendal noise impacts to the ,urrouna_g residences. To addr

#;:,: ffi* :f J H', ::; m* : 

n'-n''' "''",r,. i *.,.i;:: :]**:tJilJr:ff :,: :
atte'uation der''ises to reduce kenner ,r.,^31 

exrshng.hospital tlott ;;;;;';;t sound
complaints fro- ,u.rol";;;;J';T,'1,::":i despite thrs, the Apphcant h^. ,...i,r.a ,.o
ne* ke,.,.r,0,.. ;;;ijTf,i::::iT,:..-:'m;i::*,r;.*,"1, ,".r,, iii, .;;;o thar the

zerse noise impacts.

o

o

As mendoned pre'iously, there wrll be not be a significant increase in the amount of uafficaccessing tJrg site' and therefore, no changes to neighlorhood circur^tion are expected to occr.rr.The generar design of the site and b;d*g,*,rx b;."r";.ull-*r,', rhe nearby,..rid.no^r ,r.,,havrng similar setbacks.' b^{d-g rrrtgnrr, 
^;a iot size. N; 

",h* sociar rmpacts are andcipared as
a resu-lt of the propo.sal' Since In" a'ppl,.r"a purchased-trr. irii*r n 2001,there have been r.-rcomplaints from neighbor, ,.grrdrg'th" op.r^tion of the bur 

.

expansion wil resuit - 
^. 
r"rg.ri",rd;g;; th. site, ,, * 

"", iilil' .njj*T.-lr|; f;:"J "l$:'.fi ':;;.:j ff :ffi* ;""?*.**;l***.T:1 Hxe 
e n,h e Ap p,i c a n, a n d a d j a c e n,

Energy i-prf!r. There are no adverse e
p rop os e d .xp,.,sio n, rn, ge n era r, .-0, ",r"I*#1ily :il"itrHJT :T,J tl,T:T T:*;public faciliries provides:r=r, o.,.r"il :;.;;; sarings.whe""."r"i)r.a to consrrucdon of a newbuildrng on a pre'iousry unde'er;p;J^r"i',.. p,irt.r_or;.,';il 

exisnng location of f\4rdway

Plan ,{mendment & Goal Exception
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Alidway \re tennarl, Hospital
t

trIay 2009

Veter:nary Hosprral in a rural sefting provides convenient accesrrr.ral commuruq, it sen/es. 
rucr converuent access (shorter I'ehicle rips) to the

(3) To approve an exception undersecfion (2) of this rure, a county must arso show:
(c) That Goat 2, P,1n il ft)ft) is met by showing that the proposed urbanuses arei: ilXT'' :J", J:'! #:::: : : ; : ; :;,Ui' 

i 
" 

;; ; ;;: ; i 
")" 

0', ii iJ,l n o rn eas ures a e r gi. e a t o

(A) whether urban development at the propo.sed sife detracls from the abirity ofexisting cities and seruice dislricts to provide services; and
(_B) Wh.etler the potentiat for continued resortr?a m-^^x^*.
l:,';:;^i:::'; "i::jl5:J'ii' 

u"'i"''l!liui'""0'"'"i,,!";i:;xz! l},'"i,o,oll

Response
uses adiacent to the Midway veterinary Hospital include three singJe-faq-ury residences (one of which iscurrently vacant)' and a number of small farms. B..rur.lh". *iia."..l'r;il;.a crose to the siteploperry lines, compadbilitl, u,ith those u1e.s is of greatest'.o.r..rr,. As mendoned previously, theApphcant plans to instail sound barriers within n.rui.n,r.l sDlc-e ln -order ro .1,oia .roir. impacts tosurrounding neighbors' In addidon, th. appLl^r,;;;; r;ll9.,t..'.egeradon aro.g the west aridnorth properf' Lines to sen/e as a visual barrier. As part or ii. si,. Design "R.;;.;;io..rr, 

the counrl,will rer'"iew the screening and buffering standard. ,o i.r.r*irr. ir"Jai*"".i;.*."rJ; or fencing at the
ffit"",:t;q 

i,gr,-,1?, ,#:T .ril:i ,:';::*::'. *i;t. - ,r,. ''u*i., l-r ,,.r,i.r." accessr.,g

iJilliil;.il,ffi ',::rilf ;;ft f:,bil;;;;:;';:i$;;i1:::-l:;:11"ffi ::;:ix*ll;
Although the expansion ftorn 3,41 i square t:., 

:: 6,000 square feet is considered urban deveroplnenr,
.T;:?'ei:ilJfl::;f"e 

to use rutal le"els orpublic ,.*i.J"-warer sen,ice is currentJy suppried by the
sigruncant increase *"ili'"3":lllo'rTt1':t'.TiT;',l'Ji-rli::'..if,;:lt*1#...i"H,":,jil
the public water senice. So'd ,urrt. dirpor;i,;."_i'r,l;
Garbage Serr.ice; the Appiicant does nor -,;"a_,3 make any .nr,r*t:",y;r" ::.r.hl::ded 

bv Hudson
as a result of the proposed expansion. The Midway v.i..-rry Hospitar i, 

^n 
.rr^bi1ilT:.t;il

n:ff il:*j:.f:,: ,,*,::I,..,, and the p-p*.i.,.0^,# * not d.r.^.i f."_ ,r,. ability of the

The Midway veterinary Hospital pro'ides a large-animal service for the rural community, and as such, iscompatible with the s"rro,tnding farm uses. The proporJ-oprnrion will -.lrd. the addition ofapProximately 2'600 square feet of building ,r.^ 
^.rd 

on-site rero..adon of the septic drain field. Asdiscussed in tie previous secdon, there ar.e fo adverse i-p"ar..*pected to occur as a resurt of theexpansion and the hospital *'ill continue to'operate at lev'els appropriate to the rural surroundings.
*Hi'J:, ffJ:ffi;.manasement 

or land in the 'd;;; the site wiu not be artered and wili

plan ,{mendment & Goal Exceprron
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i\lidway \/eterinarl'Ho sPt tal Expansion
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ItIay 2009

(3) To approve an exception under section (2) of this rure, a county must arso show:
(d).That an appropriate level of pubtic facitities and serv.a timely and efficient mann"r'ai4t'v 'ev""' sr ctl'(' serv/ces are likely to be provided in

Resoonse

Response

The lr{idway Veterinaq, Hospital is an established use and currendl, has adequare leyels of publicfaciliries and sen'icer, irr.rrdi'g ,rrr.r,-roua..wasre dr;ilr, .'na.o.nrporr^,io.rt--inis narrari'e hasl"nfrTT"^'* :i : |o o."o';kr 
j:'.? 

S ;.l,'.:;J:T 5'"ry ; i ; hil'- h'o*,h.,. s eni c e s
accommodate the propos"d .*prnrion. 

raLuucs a'o sefvlces are currentll' available and can

(3) To approve an exception under section (2) of this ntre, a county must arso show:
(e) That estabrishment of an urban 

^growth 
boundary for a 

1ewtv. incorporated city orestablishment of new urban atieiopm"nt on undevetoped rurar rand'is coordinated ._:::,;ir,y::::;i:3:::t;"::ji";i:lii,:i;:i:;:, "o."o,".,i- *i,n"-juns ,nu,
t'

I

i

::::n'ru*f:ffi.T.:,T:;i^: '^d1""i1", of^lompiiance witrr the rere'anr poricies of the

;::*;J[::::x*:t;:{r;:f:Ffr:,:::';ff ';:";:,fi n;:'J:il,';"d'tn:::.;*:

Plan,{mendment & Goal Exception
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Mrowey Vptnnlrua_ny HosprraL
Pnoposno ExparusroN Facr SHerr

To Our Neighbors,
This facr sheet is being pro'ided to give \rou some basic informadon about a proposedexpansion ar rhe Afid*,av \/eterinaq,-Hospita,. \x./e rvant ," ."".i *,r-, our neighbors toaddress any quesrions or potential ion..-, vou might ha'e about th. .*pn.rrion. Dr.Fo*'ler rvill be r{'ing ro meetwith each of vou p.rron^lrv ro discuss this information.

i:H:::he 
does nor carch you ,t hom.. plil;J f.;;".'";., him at your

Thanks for your consideradon.

Dr. Lewis Fowler
34453 N.{cGar;'Lane
(503) 3e7-6410

WHar:
The Midway vererinary Hospirai is apprvrng to corumbia counq, for approvai ro expand ourbusiness from 3,411 square fe.t to 6,bb0 ,q.,r.. f..t.

The-expans.ion rvill provide larger exam rooms, expanded laboratorl, and administratiyespace, and addidonal kennel space.

The expansion rvi-lJ inclrrcje sound barriers for the kennel space ro nri*imize noise.

See the other side [or an j].lusrrariorr of the proposed expansion.

\7rry:
The cli.ic is crorvdedl Exrstrng space has been rnaxirni zed andwe can no longer funcdonefficiendy.

our clients are being incon'enienced bv longer warung umes and iack of available space.

we need to expand to accommodate our crients and be a more economical business.

How:

lh#rT ilr#t* 
for land use approval from Columbia Counry Land Developmenr

The appl-icarion will be rer"iewed by the counry and by the oregon Department of Land

oa.T';Tir"f,::.0 
o.'.1"0"..n, pLCD) Two puuri. r,.^J,.,;:-fr be held before a final

As a propert)/ o'*'ner within 250 fleet of the ctinic, you will receive officia] notificarjon fromthe counry about the applicarion and the pubfic hearinp.

The application will be ava-tlable for public revierv and comment. comment can also begiven in person at the hearings. : 
---- -"^'urlerrL' uL



Midrvay Veterinary Hospital
Job N0.776

Neighboring Properties within 250 feet of property Line

Map# 4NXWX9C0

Tax Lot 1500
56089 Columbis River Hwy
Spencer Grabhorn
56089 Columbia fuver Hwy.
Scappoose, OR 97056

Tax Lot 1802
34381 McCoy Estates Drive
Arthur & Pattie Kienholz
PO Box 919
Scappoose, OR 97056

TaxLot 1900
56081 Highway 30
Steven Cowles
PO Box 1307
Scappoose, OR 97056

Tex Lot 2100
34433 McGary Lane
Mark and Kenda Ellis
34433 McGary Lane
Warren, OR 97053

Tar Lot 2300
34436 & 34440 McGary Lane
James and Mary Miller
34436 McGary Lane
Wanen, OR 97053

Map# 4N1W30B0

Tax Lot 100
No Description Listed
Randal & Michelle Pofrer
6228 El Rey Dr.
Camas, WA 98607

Map# 4NlWtrgDO

Tax Lot 2201
56080 Columbia River Hwy.
Quentin & Amy Frugia
56080 Columbia River Hwy.
Warren, OR 97053

Tax Lot 2500
55998 Columbia River Hwy.
Norman & Janice preheim
55998 Columbia fuver Hwy.
Warren, OR 97053

Map# 4N1W3000

Tax Lot 201
No Descriptiotr
Columbia River pUD
Agent: fuck Lugar
PO Box I I93
St. Helens, OR-9705i

Tax Lot 200
55878 Columbia River Hwy.
Michael Malarkey
PO Box I 186
Scappoose, OR 97056
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Departmcnt of

Thcodorc R Kulongosg., Govcrnor

ODOTDistricr 02.
5440 SW Westgate Drive Suite 3j

portlmd OR 9722
(503) 229_500

Fax (503)297{05
cdwsrd j.m'i Ucr@odcd-.staE. or. IJuly 25, 2003

Louis Fowler
Midway Vet. Hosp-
34453 McGary Lane
Wanen, OR gZ0S5

subject: Notification of satisfactory construction and rransmittar ofpermit to opente, Maintain ana use a 6'til nign*"y ApproachHighway Number 0O2W ((Lower) d;bi#;rer [92J),at Milepoint 24.62
Appltcation Number 3002

Your approach has b-eens-atisfactorily constructed. oDor can now issue the permit toopente, Maintain, and IJse a Statti iign*ui aip*uii -

upon norice oom y-oy, oDoT has inspected tle compreted approaeh and hasdetermined that the approach was constructed in 
" 

.*"r""tly manner. Thus, a permitto operate, Maintain, and tlse an App7s66r1can be issued, and is enclosed.
NOTE: The approach(es) can now be legally used.

IH[T:]i!?:,;f#:,I",ffff:lro operate Maintain and tJse an Approach is ser rorth

734-051-0300
Efiective period of permit to Operatg }{rintain and Usc rn Approecb(1) Except as orherwise prouid*d in'the speciarproursioii u ii*i, to operarg Maintainand use an Approach shall bL in effect ro, - inarnnit" p.ii"a tltjir. aon' rhe date of issue ofthe Permit to Operatg Maintain and Use ar fuproach, unless:(a) sooner revoked by murual consent, orby tle l"gr;; M"""ger for failue of the applicantto abide by the terms and conditions of the permit r" opil;d;;ur, and use an Approach;(b) There 

" " "Tg:]:.r,T-_of ,h.."qp_u"h *,rt.rortrrin Oit T4-051_ott0;(c) There is a sipnificant increase in-tire vorum, of t rtri;;;irl. uopro*[ a change in thecharacrei;f the traffic u.ing tt r rffiiii'or'u 
9hg" in the highway faciriry such that t[e

;lf;fr:r$r:o 
longer be operated without undue ri"nrrt *iuio,r,rio"m", as sef forth in oAR

(d) The hig}way facility is significantly improved to me€d classification of the higlway andthe higJiwav segment designationibj""ti;;,;;h,"uy,;irili*i*or, 
spacng standards andsafety criteria that are inconsistent with the approactq or

(e) By other operdion of law. F '



t

,'" 
"," mf ff xg;'; i*ff ?,rnTH^.I

ishwav Numb.r 00zrv, ((Lower) corumbra r,rffif-'1rfiiffiffi
orT,,'j",?,11il"iffi

page.

(2) The Permit to operate, Maintain 
i9.ur..-.1 Approac[ the privireges sta6d therein andthe obligations ofthe tppt;"tni ft*ruy -r,ru b€ bindin;;*";1. succ€ssors and assigns of theapplicanf incruding nrccessors in interest to the prope.y ;;i;;;"rved by the approaJh.(3) The operation, maintenance, ;;;;. or* uppro"Jir'*olro to the contror oftheIegistature overthe stare highwry,;";; 
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Sincerely,

{*z*;
Ed Miller, Permit list
ODOT District 02A, Maintenance Office
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Type A - Ditch Section Approach Road
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Plan DraWng and Dimensions

Standard Drawing References
Reter to the follor,rlng Standard Drawlngs for all Type A" perrnlts:
1. Slendard Drawlno:

RDO00: pip jBackff 
I l/Cornpactio n.

2 When Metd pioas ara
lPlos' sffi' t""H* 

rflg$ffn d.rd Drawins :

RDgl gi SateN en,RD3;;;ffi;ffi"$".:fbn ror Mbta erPe

' *Tst,'StrHTml+H]trffi:Dnnv 
ns:

o'o' 
H#!:?B?;!Hg;fi,Tr,,.,?l,ifl.#ffi;;

Notes:
Concrete Cufuert pipe _ Use Class V rainforced concrat€ p,ipe,
Metal Culvert plpe - Use 2.01 mm Orkn. elumlnlzed $€€l plp€,

f,:',TJ,?:??sif$:;1e1:F,'Hifl evvandapprova,,toD,str,ct

Dc = ThbbanoldrD$ =Di{"il;ffiHimffi?J_:_
3l* 

== oj,t-pqm.al""?F?,"** .
^r 

Fight_of-Way linevv = utstanco lrOm Edgo Of pa\rement 
tOh^ genl€rfln€ of drrwway oloei<' : illlf#HHflTi#i;tr#cc bv Ds

r^, ,?391 "f 
drtueuray:i

5i -:gis,*r; 
;,

R2 = Radius 2
l, - Angle of approachvL = Centerllno

Plpe ends sloped at 1; _
Note; Sbpe ends of cuh/erts withln theclear zone es follo,ts:

lll99 "p""0" < 4s mph _ t i4rosled speBds , +s min - t:o
Safety End Sectlon slopec, at 1: _
Note: C-ufuert pipas that are parallel

to the road, and in the'clear
zone, vti_th diamstorE >6O0 mmreguire Safety gnO seJii-ns wirrsafety bars.
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