BEFORE THE COUNCIL OF THE
METROPOLITAN SERVICE DISTRICT

AN ORDINANCE AMENDING THE

) ORDINANCE NO. 83-151
METRO URBAN GROWTH BOUNDARY IN )
)
)

MULTNOMAH COUNTY FOR CONTESTED
CASE NO. 82-2

THE COUNCIL OF THE METROPOLITAN SERVICE DISTRICT HEREBY ORDAINS:

Section 1. The District Urban Growth Boundary (UGB), as
adopted by Ordinance No. 79-77, is hereby amended as indicated in
Exhibit A of this ordinance which is incorporated by this reference.

Section 2. In support of the amendment in Section 1 of this
ordinance, the Council hereby adopts Findings, Conclusions and
Recommendation in Exhibit B of this ordinance which is incorporated
by this reference.

Section 3. In support of the Findings, Conclusions and Recom-
mendation adopted in Section 2 of this ordinance, the Council hereby
designates as the record herein those documents and records submit-
ted before or at the hearing in this matter on January 5, 1983.

Section 4. This ordinance is the final order in Contested Case
No. 82-2 for purposes of Metro Code Section 5.02.045.

Section 5. Parties to Contested Case No. 82-2 may appeal this
ordinance under 1979 Or. Laws, ch. 772.

ADOPTED by the Council of the Metropolitan Service District

this 7th day of April , 1983,

CrtigBrgae

Presiding

Clerk of the Coun

JC/q9l1/7952B/327



UGB AMENDMENT

Exhibit A




STAFF _REPORT Agenda Item No. | 0:1

Meeting Date | April 7, 1983_
o]

CONSIDERATION OF ORDINANCE NO. 83-151, AMENDING
THE URBAN GROWTH BOUNDARY IN MULTNOMAH COUNTY
AS ORDERED BY THE COUNCIL IN CONTESTED CASE NO. 82-2.

Date: March 8, 1983 Presented by: Joseph Cortright

FACTUAL BACKGROUND AND ANALYSIS

On February 24, 1983, the Council decided Contested Case
No. 82-2, and approved a proposal to add western Hayden Island to
the UGB.

The attached Ordinance No. 83-151, implements that order,
formally amending the regional UGB to include western Hayden Island.

EXECUTIVE OFFICER'S RECOMMENDATION

Approval. This Ordinance implements the Council's Order on
Contested Case 82-2.

COMMITTEE CONSIDERATION AND RECOMMENDATION

Not applicable. Metro's Contested Case procedures provide for
UGB amendments to be heard directly by Council.

JC/gl
7950B/283
3/8/83
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II. The Hearing And Administrative Record.

On January 5, 1983, following the mailing and newspaper
publication of a public notice, an evidentiary hearing on the
application was held before me at the offices of the Metropolitan
Service District. Following the evidentiary hearing, the record
was held open until January 14, 1983 for the admission of additional
written testimony.

The administrative record in this matter consists of the
tape recordings of the January 5, 1983 proceedings, and the documents
identified in Exhibit "A" to this report.

III. Findings Of Fact.

The testimony and evidence in this case was substantially
uncontroverted. Only one witness, Mr. Michael Houck of the Audubon
Society of Portland, testified in opposition. (Exhibit 27).
Multnomah County testified in support of the application, but had
certain concerns. (Exhibits 23 and 25). Mr. Houck's and Multnomah
County's testimony are discussed in my conclusions, below.

At the close of the hearing, applicants submitted 52
pages of proposed findings of fact which appear to have been taken,
in some cases, directly from the application or supporting documents.

Because the facts of this proceeding are not in material dispute,

and applicants' findings fairly and accurately set them forth, I
adopt those findings as my own. The findings appear in Exhibit "B"
attached hereto and incorporated herein.

The Council should note that at page 5, the findings

refer to Multnomah County Ordinance Nos. 333, 334, and 335, and a

Page 2 - FINDINGS, CONCLUSIONS AND RECOMMENDATION

WOLF, GRIFFITH, BITTNER, ABBOTT & ROBERTS
Attornays
One Southwest Columbla
Portland, Oregon 97258
Telephone 222-4422



Exhibit B
1 BEFORE THE METROPOLITAN SERVICE DISTRICT

f
2 In the matter of a petition of
* Portland General Electric Company,
Western Transportation Company,
Hayden Island, Inc., and
Burlington Northern, Inc. for an
amendment to the regional urban
growth boundary.

FINDINGS, CONCLUSIONS
AND RECOMMENDATION OF
HEARINGS OFFICER

e e —

I. Nature Of The Case.

This cause is before the Council on an application by

four landowners for an expansion of the metropolitan area urban

O 0 9 O unn H» W

growth boundary to include their lands, which are located on, and

10 constitute, the entire western portion of Hayden Island. Applicants
11 own approximately 748 acres on the west side of the Burlington

12 Northern Railroad Bridge which crosses Hayden Island and the

13 Columbia River. The applicants and their ownerships are as follows:

14 Applicant Approximate Acreage
15 Burlington Northern, Inc. 33 acres
16 Hayden Island, Inc. 37 acres
17 Portland General Electric Company 496 acres
18 Western Transportation Company 182 acres

19 The Bonneville Power Administration, not an applicant, owns an

20 additional thirteen acres of property on west Hayden Island,

21 consisting of a 200-foot wide transmission line corridor. That

22 land is included in the application. Bonneville has no objection

23 to its inclusion.

24 Applicants propose that the property be included in the UGB
25 to satisfy the long term regional need for water-dependent, marine

26 terminal and industrial facilities.

Page 1 - FINDINGS, CONCLUSIONS AND RECOMMENDATION

WOLF, GRIFFITH, BITTNER, ABBOTT & ROBERTS
Attorneys
One Southwest Columbia

Portland, Oregon 97258
Tel ."2'53-«22



Urban growth boundaries shall be established to
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1 :
identify and separate urbanizable land from

2 rural land.

3 Establishment and change of the boundaries

shall be based upon consideration of the

4 following factors:

v.5'» (1) Demonstrated need to accom-

" modate long-range urban popula-

6 tion growth requirements consis-
tent with LCDC goals;

7 . .

(2) Need for housing, employment

8 opportunities, and livability;

9 (3) oOrderly and economic provision for
public facilities and services;

10 ‘
(4) Maximum efficiency of land uses

11 within and on the fringe of the
existing urban area;

12 ' _

(5) Environmental, energy, economic

13 and social consequences;

14 (6) Retention of agricultural land as
defined, with Class I being the
highest priority for retention and

16 Class VI the lowest priority; and

3 (7) Compatibility of the proposed urban

17 . uses with nearby agricultural

: activities.

18 .

' .The results of the above considerations shall be

19 . included in the comprehensive plan. 1In the case

~ of a change of a boundary, a governing body

20 _proposing such change in the boundary separating

urbanizable land from rural land, shall follow
the procedures and requirements as set forth in
~ the Land Use Planning Goal (Goal 2) for goal

22 exceptions.

23 Taken-togethef, these goals require demonstrations:

24 '

a. Of.a need for the UGB expansion (Goal 14; Factor 1;
25 Goal 2, Part II(a)).
26 b. Of a lack of alternative sites (Goal 2, Part II(b)).

~'Ehge 4 - FINDINGS, CONCLUSIONS AND RECOMMENDATION

WOLF, GRIFFITH, BITTNER, ABBOTT & ROBERTS
: ' ttorneys
8 Southwest Columbia
Pprtland, Oregon 97258
.Telephone 222.4422



1 Multnomah County Planning Commission Resolution PC/PR5-82a, and
o state that they are "attached." They are not attached but do appear

3 elsewhere in the record. See Exhibit 23.

4 . IV. Conclusions
5 The legal standards applicable, as the findings correctly
"5-state, are statewide Goals 2 (exceptions) and 14 (urbanizatipn).
7 Goal 2 states:
8. PART II - EXCEPTIONS: When, during the
application of the statewide goals to plans,
9 it appears that it is not possible to apply
" the appropriate goal to specific properties ;
10 or situations, then each proposed exception
to a goal shall be set forth during .the plan
11 preparation phases and also specifically
noted in the notices of public hearing. - The
12 notices of hearing shall summarize the issues
' in an understandable and meaningful manner.,
13 :
If the exception to the goal is adopted, then
14 the compelling reasons and facts for that
. conclusion shall be completely set forth in
- 15 - the plan and shall include:
16 (a) Why these other uses should be
prov1ded for;
17

(b) What alternative locations within
18 ' the area could be used for the
proposed uses;

19 _
- o (c) What are the long term environ-
20 mental, economic, social and
T : energy consequences to the locali-
21 . ty, the region or the state from
‘ not applying the goal or permlttlng
22 ‘ the alternative use;
23 (d) A finding that the proposed uses
: , will be compatible with other
24. » ‘ adjacent uses.
25 Goal 14 states: |
26 GOAL: To provide for an orderly and efficient

" transition from rural to urban land use.

" Page
‘ g 3 -~ FINDINGS, CONCLUSIONS AND RECOMMENDATION
) WOLF, GRIFFI]’H BR’TNER ABBOTT & ROBERTS
One Southw°$teyc’olumbna
Partland, Oregon 97258
l’elephono 222-4422



O 0 N O ;T A W N e

26

County addressed Mr. HOuck'suenvironmental concerns by withholding
rezoning of the.property pending the study, during its Community‘
Planning_Process, of environmental hazards and their minimi%ation.
Multnomah County.Ordinance No. 334. 'Throughdits.design review.
process,vcommunity planning process, and by meeting the requirements .
of the county's SEC (Area of Significant Environmental Concern)
overlay'zone, the county believes negative environmental.impacts
can'be minimized. Prior to filling any wetlands, applicants must‘
secure from the Army Corps of Engineers a permit under Section 404
of the Clean’Water Act. Prior to the issuance of such permit, the

Corps is.legally required to perform an environmental impact'study

‘or assessment.

There is no question that any 1arge scale urban development
of West Hayden Island would impair wildlife habitat. However the
habitat on West Hayden Island is not, in a planning sense, "unique"
or "significant“ “and the applicants and county have established a
process for m1n1m1z1ng adverse env1ronmental impacts. Given the
great importance of marlne industrial facilities to the s001a1 and

economic growth and v1ta11ty of the reglon, and that there are no

'alternatlve sites for deep draft marine industrial fac111t1es, the

positive social and economic consequences of an urban de51gnatlon

clearly outweigh the negative environmental consequences.

Compatibility. West Hayden- Island is surrounded by

eindustrial uses. The only apparently 1ncompat1b1e uses are houseboat'

moorages across the Oregon slough near the Burlington yorthern. o

Railroad Bridge. These moorages are non-conforming ust on land

Page 6 - FINDINGS, CONCLUSIONS AND RECOMMENDATION

WOLF, GRIFFI]H BITTNER ABBOTT & ROBERTS
ttorneys .
One Soulhwosy Columbla
Portland, Oregon 97258 .
Tolaphonc 222.4422
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c. That the environmental, economic, social, and energy
consequencee justify the decision to enlarge the boundary (Goal 14,
Factor 5; Goal 2, Part II(c)).

d. That the proposed uses will be compatible with other
adjacent uses (Goal 2, Part II(d); Goal 14, Factor 7). | |

L e. Of orderly and ecomomic provision for public facilities
and serVices (Goa1.14, Factor 3).

f. Of maximum efficiency of land uses within and on the
fringe of the existing urban area (Goal 14, Factor 4). |

g. Of ‘retention of agricultural land (Goal 14, Factor 6).

Need And Alternatives. There is no dlspute in this record

that there will be a year-2000 need for additional marine terminal
facilities in the region, and that alternative sites elsewhere on
the Willamette or Columbia Rivers do not exist (Paragraphs (a) and

(b), above).

Consequences. -Mr. Michael C. Houck of the Portland Audubon
Society argues here, as he did at Mul tnomah County, that development

of West Hayden Island would destroy one of the last parcels of

‘riverine habltat left in the greater Portland area, and threaten

fisheries in the area. (Exhibit 27). Although the habitat resouroe’

cannot presently be said to be "unique" or "significant" in the

traditional land use planning sense, Mr. Houck states "it is clearly

a fast disappearing resource and will likely enjoy a unique‘status

soon."

The application in this case is not for a spec1f1c develop-

ment but for a boundary expansion to accommodate a use._ Multnomah

WOLF, GRIFFITH, BITTNER, ABBOTT & ROBERTS
Attome 3
One Southwest Columbla
Pprtland, Oregon 97258
Telephone 222.4422
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in the vicinity. See Findings, pp. 40-42. Even if these improvements

oy

do not materialize, there is no evidence that developﬁent of West
Hayden Island will contribute significantly to the existing problem.
Applicants pfopose to do as much as any private develdper .
reasonably could to'minimize impacts on an existing'regionai trans- .
portation problem. Becauée there 'is no evidence that applicants’
proposal would aggravate the existing problem in a significant way,

the preseﬁt inadequacies do not furnish a basis for denial of the

urban classification they seek.

O R I (=) W > W &
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Remaining Issues. The soils on West'Hayden Island are

[y
P

not agricultural within the goal 3 definition, are among the worst

[
N

in the region, and do not qualify for retention under goal 14,

—t
w

Factor 6. The closest agricultural lands are on Sauvie Island, two

miles away. There is no evidence that gfanting of this application

(-
wn

would have any adverse effect on any agricultural activities.

(W
(=)

(Goal 14, Factor 7). There is no evidence that available deep

[y
q

draft riverfront land in the existing UGB is not efficiently being

[
(o]

utiliied, or that needed marine industrial space could be afforded

ok
O

by more efficient utilization of such land. (Goal 14, Factor 4.)

N
o

Conclusion. For the foregoing reasons, I conclude that

N
b

all applicable legal standards are satisfied by applicants' proposal.v'

N
»

V. Further Assurances

n
w

Much of applicants' case rests upon commitments it has

n
-~

madé in its application and upon conditions imposed by Multnomah

N
wn

- County in its approval of cbmprehensive plan changes f@r.the property..
. { !

26 Multnomah County has expressed concern that if West Hayden Island is

WOLF, GRIFFITH, BITTNER, ABBOTT & ROBERTS
: ttorneys
One Southwest Columbla
Portland, Oregon 97258
Telephone 2224422



zoned for industrial use. A witness at the hearing who resides in

Pt

a houseboat at that location expressed concern about the aesthetic
impact of industrial development across the slough. The aesthetics
of any development of West Hayden Island will be addressed at the
local level, fhrough the county's'community planning and'design |

review processes. They are not matters of regional concern,

Public Facilities and Services. The only essential service -

not presently available at an acceptable level at West HaYden Island

W © 1 A 1 A W N

is surface transportation on the west side of the island, and to and

from the island. Multnomah County Ordinance No. 334 provides that

-
- O

before West Hayden Island may be rezoned for marine industrial use,

a transportation study and program must be developed which identifies -

e
w N

traffic impacts of East Hayden Island, I-5, and north Portland roads,’

Pt
Lo

and that adequate transportation programs, assurances, and mechanisms

ey
wn

be in place. Moreover, applicants have themselves propesedf to

construct a new bridge over the Oregon slough to connect West Hayden

_
3 O

Island to North Portland roads; to connect West Hayden Island and}East'

Hayden Island roads with a two-lane, industrial roadway; to widen .

T
o (o]

North Portland Road to two lanes in each direction at the inter-

seetibn with a new access to the Rivergate industrial district if

o
o

-this roadway 1ntersects North Portland Road at grade; to utilize

)
oy

:carpoollng, transit, and flexlble wqu schedules to minimize

w 8N

peak-houyr traffic.

: Traffic problems on I-5 in’the Hayden Island vicihity

')
-+

Npresently ex1st, but may be a11ev1ated by the completlon of I- 205

wn

.N_26 and py other publicly-funded 1mprovements to the 1nte{state system :

{
Page 7 r FINDINGS, CONCLUSIONS AND- RECOMMENDATION
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Partland, Oregon 97258
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268.385, 268.390. Cities and counties have been designated to
promote and manage the day-to-day local aépects of land use..

ORS 197.005(3). Whether, for example, the transportation issues
associated with this project are addressed in a Multnomah County
cémmdnity.planning process or in a different process of the City
of Portland, is immaterial to this Council, so long as. the
commitmenté made in the application, which. include the conditions
imposed by the county, are substantially sétisfied. It is not the
function of this Council to tell the City of Portland how té extend
transportation facilities to West Hayden Island in anlorderiy,
efficient manner if this land is annexed. §g§ Goal 14, Factor 3.
That is the city's job. 1If the city fails to héld applicants to
the commitments made here, see, e.g., Findings, p. 41, or fo

substantially similar and equally effective requirements, the

county may return and complain.

VI. Recommendation.

For the foregoing reasons, I recommend that West Hayden
Island be recléssified from "rural" to "urban", and be included
in the metropolitan area UGB, and that no conditions be imposed by .

this Council.

DATED this 28th day of January, 1983.
Respectfully submitted,
Frank Jef&selson o
Special Hearings Officer.

WOLF, GRIFFITH, BITTNER, ABBOTT & ROBERTS
. Attorneys
One Southwest Columbia
Portland, Oregon 97258
Telephone 222.4422



Pk

W 0 N O ;A WD

O S S S N S o L e T T
O B M R O O 9 OGN hA W N = O

annexed to Portland, that the conditions lt has imposed wlll survive.
For example, since the application and approvals have been nredicated
upon use of the property for marine industrial use, the county would
like to ensure that it not be used for general industrial, eommercial,
or resldential uses. The county has imposedAconditions requiring
transportation studies and assurances, environmental proteceion,
and other requirements that strike at the fundamentals of tne
applications both to the county and to this Council, |

The county appears to suggest that this Council 1mpose,
as conditions of approval of an urban class1f1catlon, the cqndltlons
it imposed when it approved comprehensive‘plan changes for the' |
pronerty. This suggestion is in‘my judgment unnecessary and un-.
desirable.

Applicants have, in their application to this Council,
made representations as to the use and develdpnent of.their,propertyr'
These commitments are made not only‘in‘the application but in the
findings they.have proposed, which I recommend for adoption. If
at some time prlor.to satisfaction of those commitments the land
is annexed to Portland, and Portland fails to'promote,the-interests
' the commitments are designed to protect, the county or any ether -
vperson having standing may apply to this Council for restoration_
of the rural designation. - If the conditions have .changed to'the
extent that the standards of Goals 2 and 14 are no longer sat1sf1ed,
the Counc11 should remove the land from the UGB.

It is the respons1b111ty of this Council to care for thev
regipnal aspects of land use plann1ng.' See ORS 268, 015, 268 380,

‘Page 9 - FINDINGS, . CONCLUSIONS AND RECOMMENDATION
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; ttorneys
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In the; matter of a petltlon of
portland General Electric Company,
Western Transportation Company, -
Hayden Island, Inc., and
Burlington Northern, Inc. for an
amendment to the regional urban
growth boundary.
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EXHIBIT "A"

BEFORE THE METROPOLITAN SERVICE DISTRICT
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DOCUMENTS RECEiVED'INTO EVIDENCE

‘Certificates of maillng
.'EList_of persons receiving notice
‘ gopylof mailed notice . |
?JCopy.of printed notice
'?yLétter from Steve Siegel, Metro
EfAﬂplicant's Exhibit "A"

-voregon Ports Study
fdApplicant's Petition
E}Wetlands Map

".Carl Buttke subm1551on, dated February 19, 1982,
. September 21, 1982

1"Resumes of applicant's witnesses
beutline of applicant's presentation
. ;Aerial photo of Hayden Island
ﬁfﬁbuplicates of applicant's slides
EBar chart of demand and supply

yPortland harbor aerial photo - 1956

Portland harborﬂaerial'photo - 1971

E;Portland harbor aerial photo - 1980
:ﬂbApplicant's table, I1-36 - "Summary of Need"
ﬁgCIass Harbor Brochure

?fMetropolltan Portland Area Waterways Development Plan o
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Letter from Bob Stacey, 1000 Friends of Oregon
Letter from Janice Newton, Multnomah County

Letter from Rich Schulberg, Governor's Advisory
Committee for Maritime Affairs

Letter from Ted Spence, Oregon Department of Transportation

Letter from Janice Newton, Multnomah County

Letter from Mike Houck, Audubon Society of Portland
Letter from West Kvarsten, Bonneville Power Administration
Applicant's proposed findings

Letter from Robert S. Ball, attorney for applicants.
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EXHIBIT "B"

PETITION FOR EXPANSION OF
METROPOLITAN SERVICE DISTRICT'S
- URBAN GROWTH BOUNDARY

: Proposed Flndlngs of Fact
' Submitted by Portland General Electric Company

Dated January 14, 1983




(2) significance of Marine
- Transportation System

(3) Projected Demand for Marine
Industrial Facilities

(a) Cargo forecasts
(b) Public Demand on the Lower

Columbia Region
(c) Public Demand on the Portland Harbor
- (d) Private Demand :
~ (e) Demand at Washington Ports
- (f) Demand for Public Terminals

(g) Summary of Demand

o e e,

(b) WHAT ALTERNATIVE LOCATIONS WITHIN THE AREA
COULD BE USED FOR THE PROPOSED USES?

(1) Characteristics of Approprlate Sites

(2) Sites Within Portland Harbor

(3) Sites in Portland Area Out51de
Portland Harbor

(a) Ross Island

(b) The Columbia/Community Government
Island Area

(c) Sauvie Island

(d) Lower Columbia River Sites

(e) Conclusion

(c) WHAT ARE THE LONG-TERM ENVIRONMENTAL, ECONOMIC,
SOCIAL AND ENERGY CONSEQUENCES TO THE LOCALITY,
THE REGION OR THE STATE FROM NOT APPLYING THE
GOAL OR PERMITTING THE ALTERNATIVE USE?

(1) Environmental Consequences

W _ - (aa) Soil Conditions
R © (bb) wWildlife
(cc) Wildlife Habitat
(dd) Water Quality
(ee) Air Quality
(£Ef) Noise
(gg) Flooding
- : (hh) Soils

(2) Economic Cohsequences‘ Bl
(3) Social Consequences
(4) Energy Consequences *
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PETITION FOR EXPANSION OF
METROPOLITAN SERVICE DISTRICT'S
URBAN GROWTH BOUNDARY

Proposed Flndlngs of Fact
'Submltted by Portland General Electric Company
Dated January 14, 1983

1. Applicants' Proposal

j This is an application for expansion of the Metropolitan
Service District Urban Growth Boundary to include approximately
760 acres located on the western portion of Hayden Island. The
property is located on the west side. of ﬁhe Burlington Noithern
Railroad Brldge which crosses Hayden Island and the Columbla
River. The co—appllcants in this application and their respec-

tive ownerships of the subject property are as follows:

Co-applicants ' : Approximate Acreage
Burlington Northern, Inc. . 33 acres
Hayden Island, Inc. 37 acres
Portland General Electric Co. 496 acres
Western. Transportation Co. 182 acres:

In addition, United States Government (Bonneville.?owor Adminis-
_ tration) owns approximately 13 acres of the subject pfoperty,
consisting of a 200 foot wide transmission iine corriQor across
western Hayden Island. ‘Although the Bonneville PowérAAdminisf-
tration is not a co-applicant in this application, it does not
object to the application.. |
‘ The puroose.of the application is to‘iholude westeranayden
_Island in the Urban Growth Boundary in order to designate the

. property as urban and allow its eventual development?#or msrine.
industrial purposes. A hsaring on this aoplication wss heid

before Frank Josselson, Hearings Officer for the Metropolitans
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Service District, on January 5, 1983, The exhibits listed on

‘Exhibit A were introduced and received during. that hearing,

No specific development plans are proposed by the applicants
at this time. The subject property is presently in a natural

state, and is used for'the'grazing of livestock.

2. Physical Characteristics
Hayden Island is located near the confluence of the.

Willamette ahd Columbia Rivers, between the Cities of Portland,

VOregon and Vancouver, Washington. It is separated on the south

from the City of Portland by the Oregon Slough (sometimes called
the North Portland Channel), an& from Vancouver by the main
channel of the Columbia River. The only automoblle access to
Hayden Island is via the Interstate-5 Freeway which connects the
island to the mainland. Rail access is provided by a main,line.
ef the'Buriington Northern Railroad.

The total length of Hayden and Tomahawk Islands combined is
approximately 5.8 miles; the‘portion'under study,-whiqh is west

of the.Burlington Northern Railroad briége,'comprises about

‘one-half or 3 miles of this.length, andlis approximately 760

acres. The long and narrow western portlon contalns approxl-

mately 30, 000 11nea1 feet of shoreline along the Columbia Rlver
and Oregon Slough. The north shore, as . far as the Interstate ‘
Brldge, and the south shore, from the west tip of the 1sland to

the BPA. transmission lines, are adjacent to the Columbla River

40-foot channel. With the exception of‘the relatively narrow

western tip, the island has an average width of 2,806;feet{



The terrain is générally flat, with slopes of no more than
3%. Eievations range from 10 feet at £he shoreline to 29 féet
above mean sea level at high éoints of the island. Most of the
area is within the 100 year fioodﬁay fringe, i.e. floodplain, bf'
the Columbia River. .

3. Planning Background

(a) EXISTING PLANNING AND ZONING DESIGNATIONS

The subject‘property is presently designated Natural Resoﬁrce,
,Mulfiple Use Forest on the Multnomah County Comprehensive Plan.

It is zoned MﬁF-lQ; Multiple Use Forest, SEC (Area of Significant
Environmental Concern). Multnomah County designated western

Héyden Islénd as Natural Resource, Mﬁltiple Use Forest in 1977 in
connection with the adoption of its Comprehensive Framework Plan.
‘The property was so designated becéuse (i) the western portion of
Hayden Island has extremely limited vehicular access, (ii) the

land was in the recognized 100 year flood plain, (iii) no inventory
or analysis of the wildlife habitat and other environmental
issues had been prepared,‘(iV) no other detailed anéleis of the
availability of public facilities or services had Been conductéd,

- (v) there was no demonstration of a need for designation of the
proéerty.for any other purpose, and (vi) no specific plans or
commitments to provide sefvices or to develop the subject property
were indicated toAMultnomah County.

- (b) PGE PLANNING

In 1978, Portland General Electric Company (PGE)5; as the

L ! ”

largest land owner of the subject property, initiate&1a study of
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the appropriate use to be made of the property. The study was
conducted by Cogan & Associates, consultants_in planning and
public affairs. The purpose of the study was to identify potential
land uses which appeared economieally feasible and in the public
interest after taking an inventory of the characteristics of the
area,'evaluating site :equirements,'economic feasibility, end
pubiic impacts, and examining potential development alternetives.
Cogan & Associates initialiy recomﬁended to PGE in 1980 that the
property be planned for water-dependent industrial uses with
oompatible coﬁmercial, residential and recreational usee. The
present proposal is for marine industrial and related uses;

(c) CITIZEN INVOLVEMENT

"The planning process carried on by PGE has included extensive
citizen involvement. There have been direct contacts with more
than 64 individuals, 22 public agencies and 19 private groups and

interests concerning the proposed uses of the subject property.

. In addition, numerous public meetings and hearings have been held

relating to the planning for the property and this application.

In addltlon to meetlngs sponsored by PGE, Multnomah County held a

public meetlng in North Portland to dlSCUSS changes 1n the -

Multnomah County Comprehensxve Framework Plan. The Multnomah
County Planning Commission then held two public hearlngs in
addition to a public workshop, and the Multnomah County Board of
Comm1551oners has held two hearings with respect to plannlng

appllcatlons before Multnomah County. ' i

i
e



(d) ADOPTION OF URBAN GROWTH BOUNDARY

In 1979, the Metfopolitan Service District adopted the
Regional Urban Growth Bouﬁdary and included the eastern po#tion
of Hayden Island within the Urban Growth Boundary and excluded
the western portion of Hayden Island from the Urban Growth

Boundary. The western portion of Hayden Island was excluded from

~the boundary because of its designation as natural resource and

because all similarly designated properties were excluded from
the Urban Growth Boundary.’

(g) MULTNOMAH COUNTY PLAN CHANGE

On July 12, 1982, the Multnomah County Planning Commission

adopted Resolution PC/PR5-82a, a copy of which is attached 'hereto

‘as Exhibit B, pursuant to which the Planning Commission recom-

mended to the Multnomah County Board of Commissioners that the
Board of Commissioners take.the actions ultimately taken in
Ordinance Nos. 333, 334 and 335. |

Effective September 9, 1982, the Board of Commissioners‘of
Multnomah Coﬁnty adopted Ordinances Nos. 333, 334 and 335. |
Copies of such'érdinances:arg attached héreto as Exhibits C,AD
and E,'respectively. Ordinance  No. 333 redeéignated the subjéct
pfoperty from "Natural Resource Multiple Use Forestry" to ;Urban,"
Ordinance No. 334 revised the Hayden Island Plan, which is a
cdmmunity plan adopted in»1976Afor the east portion of Hayden
Island,. to add gfowth management policies for that‘porfion of
Hayden Island west of the Burlington Northern Railroad (the

subject property). Ordinance No. 335 amended the Multnomah

County Comprehensive Framework Plan to add a marine
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fransportation system-policy, No. 33A, as an addition to tﬁe
existing transportation system policy, No; 33, in the Multnomah
County Comprehensive Framework Plan. Ordinance Nos. 333 and 334
will.take effect upon the Metropolitan Service District's decision
to include that portion of Hayden Island west of the Burlington
Northern Railroad in the regional Urban Growth Boundary.

The designation of the subject property as a natural resource
area in the Multnomah:County Comprehensive Plan (which des%gnation
would automatically cﬁange to an urban designafion if the éresent
application is approved) fequires thatvﬁhe uses of the proéerty.
be liﬁited to agri¢ultura1, forest and low intensity residential
and recreational uses. Urban development and plahning for urban

services are precluded because the area is outside the regional

Urban Growth Boundary. Approval of a change in the regional

Urban Growth Boundary would fulfill the condition of Multnomah
County's approval of a change of designation of the property from
Natural Resource, Multiple Use Forest to Urban. The propeity>

would remain zoned MUF-19, Multiple Use Forest, SEC, {Area of

'Significant EnVironmental Concern), until the‘property is rezoned

for marlne 1ndustr1al uses.,

(£) FUTURE CONTROLS OF USE OF PROPERTY

If the subJect boundary adjustment is allowed, the property
could not be developed for marine industrial purposes without

being rezoned for such_uses. Any proposal for rezoning of the

‘Property would be subject to Multnomah County's communlty plannlng

n!

process, the design review process, and would be suquct to the

requlrements of the Slgnlflcant Env1ronmenta1 Concern : (SEC)



overlay zone. In addition, buffer zones, open areas and other
appropriate measures would be considered to preserve and malntaln
fish and w1ld11fe habitats of the area wherever approprlate.
Prior to development, a traffic management study and program
would be required'of the developer to provide measures'whi§h
'could be taken to avoid cvérburdening the east Hayden Islaﬁd road
system;'the Interstate-5 interchange,land North“Portland roads.
Such a prograﬁ is likely to include consideration of possible
alternative public and private tréﬁsit facilities. The trénspor-
tation program woyld assure that transportation facilities (both_
on-sité and off-site), transit services and transportation
management measures and scheduling would be identified prior to a
éone change. Mechanisms to provide such assurances would be
identified in the community plan.

Western Hayden Island growth.management policies would serve
as interim policies in ﬁhe development of a detailed community
: blan for'the‘subject.property. Such policies of Multnomah County
would assure that orderly growth is staged over time, recognlzlng
the constraints of the natural resource base, and the need for
: development tb Qccﬁr in concurrence with the provision of public
facilities and services.

The County is obligated to identify'the publié need and
interest through the balancing of soc1al, economic, physical and
env1ronmental considerations. Major development constraints,
such as 1nadequate ;oadway capacity or requirements fbr‘off—site
trangportation improvements, will result in develdpmeqt approvals
beiné staged by the County in accordance with the pubiiqog |
priv%te financial ability to provide needed services and fécilities.

7



The County would adopt a community plan to designate appro-
priate urban uses on the property, which would be primarily

marine industrial, and would identify specific urban services and

.facilities which would be provided by the public and by private

owners of the property. The time schedule for development‘of the
property would be based upon the requirements of the growth
management policy and strategies contained in the Multnoman
County Comprehensive Framework Plan.

The comprehensive plan designation of western Hayden Island
by Multnomah County would be reclassified from Future Urban to
Urban Immediate upon compliance with the growth management
policiesvof the Comprehensive Framework Plan. Such policies
would require that a community plan and appropriate implementa-
tion measures have been adopted. It would also requlre approval

of a development program for West Hayden Island which would

insure that facilities and services are provided in an orderly

and economical manner, including site preparation.and filling,

access roads, railroads, sewers, water supply, private transit

facilities and a new roadWay bridge over the Oregon Slough.

The developer of the property would be required to assume

* the primary obligation of obtaining financing for constructing

infrastructure and providing needed services. If-adverse impacts
on the infrastructure or facilities out51de the communlty are

1dent1f1ed, the appllcants would be required to demonstrate that
the beneflts to the public would outweigh the detriments to the

i

public. : R "



If the present application for expansion of the Urban:GrOWth
Boundary is approved, an extended period of time will still be
requiréd‘to prepare West Hayden Island for development by the

early to mid 1990's.

(g) FUTURE PROCESSES AND APPROVALS REQUIRED FOR DEVELOPMENT

The processes and timelines which are expected to be required

~in order to develop West Hayden Island are as follows:

(1) Community Plan. The specific planning for land

'use, roads, .services, development standards and other factors

necessary for development of a master plan will be resolved
through Multnomah County's commdnity planning process. PG?
expects such process to be completed in nine to 12 months.

(2) Preliminary Master Plan. After approval of the

community plan, the property owners will prepare a general master

~plan to determine the deSign of the fill program, phaéing,

preliminary engineering, design for the bridge, cost estimates,

etc. PGE expects such process to require six to 12 mOnths;

(3) Dredge and Fill Permit. After design of a fill

- program, a U.S. Army Corp of Engineers Dredge and Fill Permit

must be obtained. This will involﬁe review and approval by

several public agenéies, and may require the preparat%on and

- approval of an environmental impact statement. PGE égpects such

process to take between one and three years.

(4) Coast Guard Bridge Permit. The proposed construc-

tion of a bridge across the Oregon Slough will be subject to

rev1ew and approval of the United States Coast Guard. PGE.
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expects such review and approval to require between four and six
months.

(5) Development Package. The property owners intend

to involve a development entity. PGE expects the process of
interviewing interested parties, negotiating with ‘the owners,
modifying plans,. obtaining financing, etc., may require between

six and 18 months. A ' i

T

(6) Filling Program.  Deve1opment of West Hayden
Island is expected to réquire between 15,000,000 and 20,009,000
cubic yards of fill to be deposited on the island to raise;the
elevation of the island above the 100 yeér flood plain. An

extensive dredging program must be designed and implemented.

‘Time must also be allowed for settlement and surcharging of the

fill. PGE expects the first phase of such work to require
between 18 and 24 months for the filling of between 150 and 200
acres. PGE expects the total filling program to require a; period

of several years.

(7) Engineering Design Approvals., At the time of

| construction, Multnomah County, the City of Portland and other

public agencies will need to review and approve the engineéring
design of the bridge, roadé and services prior to their éogstruc-
tion. PGE expects such process to require approximately six
months.

(8) Bridge Construction. After permits have been

obtained and financing is available, PGE expects that- the brocess

of bidding on and constructing a bridge across the Oregon Slough,

10



which will be required for development of West Hayden Isla@d,

will require between 18 and 24 months.

(9) Zone Changé. After appropriate urban services are
provided, the property owners ekpect.to apply for rezoning of tHe
'ﬁroperty for ihdustrial uses. PGE expects that the time required
.fqr preparation of an application and supportive materials, staff
feviéw, public hearings, approval and a thirty'(30) day waiting
. period to be approximately six months. .

(10) Marketihg of Land. PGE expects that, after the

subject property is ready for development and is free of all
encumbrances, it will require between nine and 12 months béfore

an initial sale_couldlbe closed.

(11) Subdivision. - The prope:tyiowners expect it to be
necessary to subdivide éhe land into parcels suitable for indi-
vidual developers and o&ners. The process’of preparing the pians
énd processing subdivision applications throﬁgh appropriate
governmental agencies is expected to take between.four and six
months,

(12) "Architectural and Engineering Designs. PGE

expects the preparation of specific architectural and engineering

designs to take approximately six months.

(13) Design Review Process. PGE estimates that the

time required to meet Multnomah County's design review standards
in order to be eiigible for an SEC permit will require appfox-

imately three months.

.-

fa
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(14) ‘Construction. PGE estimates that construction

activities on the land will reguire a minimum. of between six and
12 months.

Based on the foregOing ana1y51s of the estimated time
required for completion of ordinary publlc and private processes,

in the event the present application for expansion of the Urban

" Growth Boundary is approved, West Hayden Island would still not

~ be ready for‘development for a period between 8-1/2 and 16 years

after the date on which the Urban Growth Boundary is amended.
Accordingly, consideration of the amendment applicatien reéuires
an analysis of.whether the applicable criteria for aajuStment of
the Urban Growth Boundary are met for a development which would.
occur in the early to mid-1990's.

4. Proposed Use of the Property

Both this Application and the above-described ordinances

adopted by Multnomah County are predicated upon the proposed use

of West Hayden Island for marine industrial and related purposes.
Such uses are.eonsidered to be all uses which require access to
the Shipping channels of the Celumbia and Willamette Rivers,
including but not limited to private industries rece1v1ng and
proce551ng raw materials or shipping products, Shlp building and.

repair firms, marine construction and private and pubiic shipping

" terminals, and related uses.

Control of the use to be made of the property legelly

resides in Multnomah County rather thap in the Metropolitan

'Service District. Nevertheless, the‘Applicants have’#asedﬁtheir

case for adjustment of the Urban Growth Boundary on the prospect

-
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that the property will be used for marine industrial and related
ourposes.

PGE has indicated that it does not have any intention-to use
its property for purposes other than permitted in a marine
industrial category. Even if those intentions were to change,
the property owners would be required to comply with established
legal processes in order to develop or use the property for a
purpose not permitted in a marine industrial category. To'do so,
the property owners would have to meet a substantial burden in
justifying an amepdment to the Multnomah County Comprehensive
Framework Plan. They would be required to comply with all
applicable LCDC Goals, and would need approval of a change of the
zoning designation of the property. 1In addition, the property
owners would be confronted with a substantial record that has
béen made before Multnomah County in hearings leading to the
ordinances described above, and in a hearing before the Metro-
politan Service District Hearing Officer, in which the property
owners have con51stently 1nd1cated thelr intentions to use the
property for marine industrial purposes.

The public is therefore adequately assured that.if the Urban
Growth Boundary is expanded as requested the prooerty uill be
used for marine industrial and related purposes.

5, Issues Before Metropolitan Service District -

The present'application is governed primarily by the criteria
set forth in LCDC Goals 2 and 14. -

LCDC Goal 14 is specifically applicable because*lt prov1des

in part that "establishment and change of the boundary shall be

13
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based upon consideration” of the factors enumerated theréinn
LCDC Goal 2 is applicable because LCDC Goal 14 also proviaes'that
"in the case of a change of a boundary, a governing body proposing
such change in the boundary separating urbanizable land frqm
rural land, shall follow the procedures and requirements as set
forth in the Land Use Planning Goal (Goal 2) for goal exqeptions.“
The requirements of the remaining LCDC Goals are incorpo-
rated in the criteria of Goals 2 and 14, Although speéifiq
findings with resbeét tb Goals other than Goais 2 and 14 are
largely duplicative of findings relating to the criteria of such

Goals, the following findings include specific reference to all

Goals as demonstration that all Goals have been specifically

considered in connection with the subject application.
The following factors must be considered pursuant to iCDC
Goal 14:
(1) Demonstrated need to accommodate long-range urban
1 population growth requirements consistent with LCDC
goals; | |
(2) Need for housing, employment opportunifies, and
 livability; |
1(3) 'Ordefly and economic provision for public facilities
and services;
« . (4) Maximum efficiency of.land uses within and Qn the
fringe'of the gxisting urban area;

(5) Environmental, energy, economic and social -conse-

quences; o ®

s
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(6) Retention of agricultural land as defined, with Qlass'I
being the highest priority for retention_and‘CIags.VI
the lowest priofity; and, _

(7). Compatibility'of the proposed urban uses with negrb&

- agricultural activities. |

The considerations required by LCDC Goal 2 (Part II) are as

follows:

(a) .Why these other uses should be provided for;

(b) What alternative locations within the area could be
used for the proposed uses;

(c) What aré the long term envirbnmental, economié; social
and energy consequences to £he locality, the regiénvor
the state from not applying thé goal or permitting the
alternative use; | ‘

(d) A finding that the proposed uses will be cdmpatible
with other adjacent uses.

6. Criteria of LCDC Goal 2 (Land Use Planning)

(a) WHY THESE OTHER USES SHOULD BE PROVIDED FOR

(1) .Description of Marine Transportation System

The neéd for-continued expansion of the marine transportation
system in the Portland harbor is central to this proposed amendmenﬁ.
The Multnomah County adoption of a special poiicy for the marine
transéortation system recognizes this need.

The marine Eransportation system is COmpésed of three
separate parts? laﬁd-éide transportétion facilities,- ocean~going
 faci}ities, and interchange faqilitieé between the two.  This
system is used‘both by public terminals where product§ from

§
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multiple users are shipped and by private industrial users who
ship and/or receive raw materials and products for their own use.

(a) Land facilities

_Portland has a distinct comparative advantage over other

West Coast ports. The Columbia River creates a navigation system

as well as a water level route for rail and highway through the

Caécédes to the,Inlénd Empire and to the Midwest grain regions.
With Interstate-5 providing'northfsouth access and Interstate-84
providing access to the egst,_Portland has éxcéllent highwéy
access for trucks.- |

The Southern Pacific, Union Paéific, and Burlington Northern

railroads .all serve Portland, providing competitive freight

rates, and the Columbia River dams and locks provide barge access -
up river as far as Lewiston, Idaho.

This network of rail, barge, and highway facilities provides
access to Portland frém'major markets in the United States. As
fuel costs increase, this network is becoming increasingly
competitive with the Panama Canal/Mississippi River éystem to
provide service to the Midwest. Other‘lower Columbia River ports
are 1acking Portland's favorable'freeWay.access and are se%ved
only by the Burlington Northern Railroad, thus making them
significantly less competitive than the Portland harbor.

(b) Ocean facilities

i

The Columbié River from the bar at Astoria to Poftland is a

ﬁederally'cre&ted_and maintained 40-foot draft shipping channel.

This channel provides access from Portland to major p?rts of the

world. The principal markets are Japan, Korea, and other Far

16



East cquntries. Also serviced through Portland are Hawaii!
Alaska, Australia, South America, and Europe.;

New markets include China and the Japan-to-Europe movement
of goods. This movement is called the “land-bridgebconcep;" and
involves the off-loading of ships from Japan on the West Céast
and shipping the products by rail to the East Coast where ﬁhej
are reloaded and continue by ship to European ports. |

(c) Interchange facilities

Crltlcal to the functioning of the system is the ablllty to
transfer products from the 1and-51de facilities to ocean51de
facilities and vice versa. Over the past 25 years Shlp berth
requirements have 1ncreased in size from 350-400 feet to 750- 1 000
feet in length, and the necessary backup land has increased from
5-10 acres to 50-100 acres. | | |

| In the Portland harbor, there are moorage and dock facilities
'for 40 water-dependent private manufacturers and distribu£6rs'of
primary and fabricated metals, petroleum, chémicals, grain, wood
and pépér products, andbaggregate minerals. These companies
operate 41 ship berths in the harbor. |

(2) Significance of Marine Transportation System

A significant éont:ibution to the economic base of thé area
is made through the payroll, taxes, and other expenditures by
firms located in the Portland harbor. In addition to shipping
.and receiving fofeign goods, many of theée firms also manufacture
products for the domestic market. - |

According to Port of Portland data, more than 35q commodi-

ties are imported and exported through the Port facilities by
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‘more than 4,000 local firms. In 1980, the Port's marine terminals

generated approximately $500 million in primary economic ihpacts.
If the induced or secondary and tertiary impacts are included,

the total economic benefits are estimated to exceed $1.2 billion.

'More than 34 percent of this amount is retained in Multnomah

County.

In 1979, port and marine activities supported nearly 34,300
jobs throughout~the state. More than one-third were filled by
Multnomah County residents. By the year 2000, total economic
benefits are expected to exceed $3 billion (current dollarg) with
total reglonal employment of 76,800 from Port of Portland fac1l-
ities alone. Portland is the busiest seaport in the Pacific
Northwest and the largest export point on the West Coast. 1Its
harbor activity is an important factor in making the Portland
metropolitan area an important national distribution center which
ranks ahead of the larger cities of Seattle, Pittsburgh, and New
Orleans. | _

-As discussed in the Oregon Ports Stﬁdy completed in 1981 for
the Oregon State Department of Economic Development aod the Land

Conservetion'and Development Commission (Exhibit F), Portland

harbor facilities are of statew1de significance to Oregon s
_economy. Portland facilities handle 53% of all exported com-

'modltles and goods from the state (short tons) and receive 97% of

A

all foreign trade imports. Portland is the domlnant grain port

in the state and shipments of this commodity are expected to

- continue increasing. Tonnage shipped between 1960 and 1977 grew

at a compounded annual rate of 5.8%. In addltlon, 1ncrea51ng

18



amounts of midwest feed grains destined for Asia are expected to

~ be shipped through Portland facilities.

The majority of deep.draft shipping berths in the state is

in Portland. According to the Oregon Ports Study, 63 of the

total of 94 shipping berths in Oregon (67%) are located in-

'Portléna. Future expansion of this major element of the Portland

economy depends on an adequate supply of vacant land suitable to
accommodate future water-dependent industry. Considering'present
land resources, a substantial shortage of such land is predicted

by the year 2000..-

(3) Projected Demand for Marine Industrial Facilities

(a) Cargo forecasts

Generally, waterfront land needs for specific categoriés of
commodities are derived from forécasts of the amount of cargo
éxpected to clear public port facilities and industries at a
specific futﬁre time. Analysis of historical trends is another
method of pfojecting future demand. In addition to terminals,
thefe also are private waterfront industries.which depend on
ships and/or barges to‘import raw méterials or equrt‘finished
goods.

Significant increases of cargo .for many commodity types are

'anticipaﬁed by the year 2000. 1In 1979, Portland was the leading

grain exporter on the West Coast, with grains grown in the
northwest accounﬁing for 55% of the total tonnage shipped.
Studies have indicated that significant increases of midwest

grainbshipped to Asian ports are likély to occur as changing

‘trangportation economics and competitive rail rates give Portland
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arstronger competitive position with Gulf Coast ports. Portland
also has the only multi-purpose bulk facility.in the northwest
United States; sionificant increases in demand for liquid and dry
cargoes are anticipated. Additional capacity for handling‘bulk
commodltles are expected to be available when the proposed 100

acre coal/dry bulk facility at Terminal 5 in Rivergate is completed.

According to the Oregon Ports Study - 1980, prepared for the
Oregon Departments of Economic Development and Land Conservation
and Development by Ogden Beeman and Associates, exports/(short
tons) from Portland harbor are progected to 1ncrease by 100%
between 1977 and 2000. Imports are expected to increase by 175%
‘and total cargo volume by 119% in thls.perlod. '

(b) Public Demand on the Lower Columbia Region

The Oregon Ports Study - 1980 concludes that the lower

Columbia region, consisting of the Ports of Astoria, St. HeleneL
and Portland, have the greatest opportunity for harbor expansion =
in the state. ‘The'report projects a demand in the lower Columbia
region for 27iberths, 22,750 lineal feet of waterfront land and
.770 acres of marine 1ndustr1al land by the year 2000. The;
report s projected requlrement of 770 acres is con51dered to be a
minimum need flgure. | . |

(c) Public Demand on the Portland Harbor

i

The Portland harbor is expected to requlre between 19- 22
berths, 16,750~ 19 000 lineal feet of waterfront land and 610- 650
acres of marine industrial land by the year 2000. Studles.
vlndlcate that the majority of the demand not met in Astorla 1s‘

likely to accrue to Portland because St. Helens has nelther
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Astoria's proximity to the mouth of the Columbia nor Portland's

‘superior transportation network. Furthermore, the Port of St.

Helens has a policy of not building public docks and doés‘not
cdmpete for these facilities with Astoria and Portland.

(d) Private Demand

In addition to requirements for public port facilities,

private manufacturing and industrial processing companies are

- significant activities which require access to a deep draft

shipping channel, sufficient shoreline, and backup land. Such
activities depend upon water transportation for movement of raw
materials or finished goods. Some private users of the waﬁer-
front alsb require additional adjacent land. -

From 1960 through 1980, average iand abéofption in the
VPortland'hafbor.for private industrial uses was i3 acres ?er
year. Several induétries have expahded their plant and facili--

ties without acquiring additional land. .Based on historical

‘trends, it is expected that private demand for marine industrial

land in the Portland harbor will be 260 acres by the year 2000.

" (e) Demand at Washington Ports

The Port System Study for the Public Ports of Washington

-State, prepared in 1980 by CH2M-Hill for the Washington Public

Ports Association, concludes that despite adequate marine indus-

‘trial acreage, the lower Columbia ports of Vancouver, Kalamé, and

Longview face a critical shortage of water frontage by the turn
of the century. There is adequate water frontage to -accommodate
17 new deep water berths on the north side of the Columbiafby‘the

year 2000. However, an additional six grain terminals and a
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container fa0111ty, which require 6,750 llneal feet of waterfront
and approx1mately 195 acres of backup land, are allocated in such-
study to Puget Sound because of inadequate berthing space in the
lower Columbia Washington ports.

Stndies prepared for PGE have indicated this excess demand
on the north siderf‘the Columbia is more ‘likely to accrue to
lower Columbia River ports in Oregon (i.e. Portland and Astoria)
than to Puget Sound,ports. The reasoning of such studies is that
cargo demand in the lower Columbia region, from either state,
would not be likely to shift to Puget.Sound due to high costs of
shipping by rail.or truck from Portland/Vancouver or areas east"
of the Cascade Mountains to the Seattle-TacomaAarea. PGE- has
therefore projected that the Portland harbor would need an
additional 150 acres of marine industrial land by the year 2000
to meet needs that cannot be met on the north side of tne Columbia
River.

The potential for excess demand from Washington ports to
Shlft to Portland represents a major opportunlty for economic
development in Portland and the state of Oregon.

(f) Demand for Public Terminals

The projected demand in the Portland harbor for publlcly

owned marine terminals was the subject of the Port of Portland's

‘Marine Terminals Master Plan. In 1980, the Port of Portland

initiated a planning process to formulate a 20-year master plan

for developing itslfacilities. Based on a year 2000 cargo
forecast of nearly 23 million tons, a need for a total%of 28

berths was projected.
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The Port of Portland currently operates 21 berths at five
marine terminals; without rehabilitation, however, seven of thésé
are expected to become obsolete in the near future. Althoﬁgh the
master plan recommends rehabilitation of these aging berths and
more intense utilization of other existing facilities,'it has.
been projectea that as many as 10 additional berths may still be
required. For public terminals on}y,:the Port expects to require
270 to 350 acres with 7,000 to 9,250 lineal feet of water frontage
to accommodate new berths.

The Port estimates that even if all the projected hewzberths
can be accommodated on its propérty; it will be severely limited
in iﬁs flexibility to meet future unanticipated needs.v Thﬁs, the
master plan recommends that the Port set a high priority on
acquiring additional land, cautioning that if it "does not act
now..land may not be available at the time it is needed." At an
average absorption rate of 25 acres pe& year, the Port will
require an additional 500 acres between the years.2000 and 2020,

(g) Summary of Demand

The following table summarizes the total demand in terms of

acres of land expected in the Portland harbor by the year 2000.
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PROJECTED TOTAL DEMAND FOR ADDITIONAL WATERFRONT
INDUSTRIAL LAND IN PORTLAND HARBOR - YEAR 2000

Activity Land Demand (Acres)
Public and private facilities for
major commodities 610-650 °
‘Private waterfront industries . 260

Facilities to meet excess demand :
from Washington ports : 120

TOTAL | | 990-1,030

(b) WHAT ALTERNATIVE LOCATIONS WITHIN THE AREA COULD BE

' USED FOR THE PROPOSED USES?

(1) Characteristics of Appropriate Sites

Because of very specific locational requirements, alternative

sites for deep-draft marine facilities are limited in number and

" size and are more costly than the West Hayden Island site.

To be usable ‘as an interchange facility between the land-
side transportation system and the oceanside system, land must be
adjacent to the 40-foot shipping channel (which extends from the

Interstate-5 Bridge to the Broadway Bridge), be served bybrail)

and have access to the interstate'freeway_system. The proximity ‘
" to ofhe:'shipping'facilities and waréhouSe.a:eas increases the

efficiency of handling many cargoes.

(2) Sites Within Portland Harbor

Remaining uncommitted sites within the‘existing Urban Growth
Boundary on the 40-foot channel and served by rail are limited to
approximately 315 acres.. Approximately 200 acres of such land

, )
are owned by the Port of Portland and 115 acres are in private
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ownership. The preceding discussion identifies a need for
approximately 1,000 acres of additional land for marine inqustrial

4

uses between now and the year 2000. -

(3) Sites in Portland Area Outside Portland Harbor

The onlyvalternative sites potentially available in the

Portland area, in addition to the 315 acres available within the

Portland harbor, are as follows:

(a) Ross Island. The use of Ross Island for marine indus-

trial purposes would require extensive fill in order to refill

‘the area which has been excavated for gravel production by Ross

Island Sand and Gravel Company. Ross Island is considered to be
a sensitive environmental area, and if would be difficult to
demonstrate that the 16ng-term environmental consequences of
development of Ross Island would be consistent with LCDC goals.
Ross Island is not on a 40-foot deep draft river channel.
The channel‘woﬁld have to be extended to Ross Island from the

Broadway Bridge in Portland. In any eﬁent, during high water

periods there is insufficient clearance under the Marquam Bridge

_forrocean-going vessels. Development of Ross Island for marine

industrial purposes would also create a need for additional

'ppenings of bridges across the Willamette River which provide

access to downtown Portland and would the;eby increase traffic
congestion in the urban area. Ross Island has no existing rail
or highway acqesé.

| For the foregoing réasons, it 'is not a reasonable or feasible

alternative location for the proposed uses.
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(b) The Columbia Community/Government Island Area. Devel-

opment of such area would require an addition.of 10-15 miles of
new river channel which would have to be funded and maintained

locally unless congressional approval of such funding were

_approved. Additionally, the Interstate-205 Bridge between

Government Island and the mainland is not designed for ship:
clearance. Avoidance of the low level south channel bridge -
requires sﬁips to travel upstream in the main channel to the end
of Government Island and then return downstream into the channel.
The south channel between Government Island and the mainland

is heavily silted in accordance mith policies of the U.S. Army
Corp of Engineers which are designed to encourage siltation and
to direct the water into the north channel to scour that channel
and to reduce maintenance costs. |
| Goverhment Island has no rail or road access.

‘for the'forecoing reasons, such area is not a reasonable or
feasible'alternativeb1ocation for the proposed uses.

(c) Sauvie Island.. Sauvie Island is on the 40-foot channel

‘of the Columbia River, but is a primary farm unit with predomi-

pantly'Classes I'ahd.II soils. Accordlngly, 1t is zoned for

exclusive farm use and is outside the Urban Growth Boundary.
Sauvie Island lacks rail access and‘hlghway access and would

need major roadway improvements to accommodate truck trafflc.

The island lacks urban services such as a sewer system, water

system, fire protection, etc.

For the foreg01ng reasons, Sauv1e Island is not a reasonable

or fea51b1e alternative location for the proposed uses.
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(d) Lower Columbié River Sites. Outside the Portlan@
region, alternative locations exist which lack the competitive

advantages of West Hayden'Island. Port success depends upon a

' tombination of factors which are available to West Hayden Island

and ére not, in combination, a&ailable at any other potential
location on the lower Columbia River. As indicated above,ésﬁéh
factors include access to rail lines, preferably with compétition
between at least two railroads, access to freeways providing both
east-west and north-south travel, and proximity'fof barge traffic.
No other site on the lower Columbia River has a combination of
such attributes as are available at West Hayden Island. .

(e) Conclusion. No other sites exist within the Portland

_region»to accommodate the projected demand for marine industrial
acreage.

(c) WHAT ARE THE LONG-TERM ENVIRONMENTAL, ECONOMIC, SOCIAL

AND ENERGY CONSEQUENCES TO THE LOCALITY, THE REGION OR THE STATE

FROM NOT APPLYING THE GOAL OR PERMITTING THE ALTERNATIVE USE?

(1) Environmental Consequeﬁces.

" (aa) Soil Conditions

i

Hayden Island soils are composed of loosely consélidated
river deposits, underlain by consolidated sand and cléy sediments
of the Troutdale and Sahdy River formations. The bed%ock is |
'Columbia Basalt. The soils are characterized by genefally poor
dfainage and often a high‘risk of’floodiﬁg. All are classified
as low yieldiagricultural Class. VI, which are suitable primérily
for pasture, range, woodland or wildlife habitat. Al?hough one
soillclassification, the Pilchuck area of 87 acres, ié rated as a -

!
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forest site, no Douglas Fir trees are eQident on the island; Due
to the high seasonal water table and poor drainége, all soiis on
the western portion of thé island are subject to building and
septic tank limitations. To prevent any flooding problems, the
western portion will need to be filled above the 500 year flood
plain elevation. 4
(bb) Wildlife

No critical fish or wildlife habitat or endangered species
have been identified on the island. Several species of fish
having some economic or recreational significance may be found in
the vicinity of the island. These include white sturgeon, |
American shad, Coho salmon, Chinook salmon, mountain whitefish,
steelhead (rainbow trout), carp, brown bullhead, channel catfish,
large mouth bass, white crapee and yellow perch. In addition, an
esfimated 50-100,000,000 juvenile salmonids migrate past the -
islana each -year. It is believed that on an average these fish

spend relatively little time in the vicihity of the island.

(cc) Wildlife Habitat

. The island contains.two densely populated areas of willows 
: andhcottbnwoods. Shofeline'vegetation is spafse, primarily due
to the deposit of dfedging spoil Sy the Corps of Engineers. The
north shofe of the islandris not considered to be a vaiuable
habitat for juvenile salmonids. The south shore of thé island,
with a more steebly sloping.beach and substantial'shoreliﬁe
&egetafion, does prévide‘a-food supply, as well as the shading
and c?ver needed by jubenile salmonids. No significan? aquétic

resource or permanent wetlands are found in the interior of the
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island. The wetlands which do exist on the island would be
filled by its development, subject to securing appfopriate:
governmental permits. ‘ |

| Four terrestial habitats have been identified on the'yestern
end of Haydén'Island: riparian woodland,'meadow,'permanenf ponds
éndrsﬁoreline. The woodlands and meadows provide habitat %or’

song birds and other non-game animals. The area is not a habitat

for endangered species or threatened species.

West Hayden Island is only one of several large undeveloped
sites which offer general wildlife habitat'in the area. ther
nearby water-oriented areas include Sauvie Island, Vancouver
Lake, Smith and‘Bybee‘Lakes ana other Columbia River islands.

(dd) wWater Quality

The property has excellént ground water bearing capacity
accoraing;to ﬁhe U.S, Geblogical Survey. Ground water resources
are adequate to accommodaﬁe the existing residential and indus-
trial development on the eastern_portion of Hayden Island on |
soils with similar composition.

To accommbdate urban uses, the western end of Hayden Island

would be filled to at least one foot above the 100 or 500 yeaf

flood plain elevation, establishing a lower water tabie. Ground

water resources could be protected from contamination through

adequate treatment of human and industrial waste.. Wate} qpality '

in the lower Colﬁmbia has been classified as good. |
All municipal and industrial effluents entering the Columbia.

River are subject to water quality standards of éhe State pf

Oregén as well as specific standards applying to the Columbia
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River. The program is administered by the Oregon Stéte Deégrt-
ment of Environmental Quality, which would require the property
owners to ensure that the.physical, chemical and biological
properties of effluent are within acceptable'limits.

(ee) Air Quality

Hayden Island is located in the Portiandvlhterstate Air
Quality MaintenancejArea, and DEQ is responsiﬁle for enforCing
National Ambient Air Quality Standards and other provisions;og
the Federal Clean Air Act of 1977. Mbst_potential sources of
indﬁstrial air pollution must obtain an air contaminant diséharge
permit from DEQ which is reviewéd annually. Any new major | '
pelluting source would be subject to sfrihgeht regulaﬁions.
Unless the applicant demonstrates that its emissions will not

materially damage the quality of the air shed, it must reduce its

emissions below the maximum level.

Urban development of Hayden Island is unlikely to affeét the
region's air quality adverseiy because air quality regulations

and standards are enforced vigorously and advanced technology can

‘ameliorate problems caused by excessive emissions.

(£f£f) Noise

Approximately 80% of West Hayden Island,.and all the eastern.

portion of the island, are located within the 65 Ldn (day-night

noise) contour of the Portland International Airport. DEQ .
opposes.residential development on the western end of Haydeh

Island within such noise contour.
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(gg) Flooding
Nearly all of Western Hayden Island is within the flood-way

fringe of the 100 year flood plain of the Columbia River'as
defined by the Federal Insurance Administration. No part of the
island is in the flood-way itself, ie. the area of the channel

neceséary to carry a regional flood. Federal Insurance Adminis-

‘tration regulations permit filling of the island. The U.S. Army

Corp of ?ngineefs has indicated that the entire island cou;d.be

filleﬁ to acceptabié levels without increasing'the flood e%eva-

tions of the Columbia River. :
(hh) Soils

The soils on western Hayden Island are Class VI, and there-

fore are not agricultural lands as defined by LCDC Goal 3.

(2) Economic Consequences

The Portland harbor is at the hub of the Portland metro-
politan regional'economy, facilitating the international t;ade 6f
domestically produced goods and the importation of vital cénsumer
goods and raw materials. |

The economic benefits of port facilities and water-dependent

 industria1'development are significant for the state and metro-

politan region. 1In 1980, a total economic impact exceeding $1.2

billion was attributed to the activities of the publicly-o&ned

Port of Portland; this does not include the effect of the more

than 40.private businesses which operate dock faqilities in the

harbor. In addition, Port activity generated directly or

A , : : _
indirectly over 34,000 jobs statewide; more than one-third were
: , .

fillqd by Multnomah County residents. By the year 20Q0, total
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economic benefits are expected to exceed $3 billion (1981 dollaré)
with employment at 76,800. More than 2,000 of these jobs of
these can be accommodated at Hayden Island.

This growth cannot occur without sufficient marine industrial
land which meets proper size and other characteristics. Land to
accommodate new waterfront activities is important to the future

of port activities in the region. In recognition of this fact,

- the Port of Portland, which owns 72% of all vacant deep-draft

waterfront property w1th1n the regional Urban Growth Boundary,

has established the acquisition of additional property as one of
its most important long range goals. Development of West Hayden
Island for marine industrial purposes would result in the addition
to the economy of numerous high quality, high paying jobs and

would indirectly result in substantially greater numbers of jobs

~in the community.

- Because of its lengthy shoreline on both the Oregon Slough
and main channel .of the Columbia, and its proximity to the
harbor, western Hayden Island is the most suitable site for
water-dependent 1ndustr1al and marine terminal expan51on Wlthln
the region. Thus, 1nclu51on of the island w1th1n the regional

UGB and its de51gnation for future urban development will result

‘in positive economic growth. 1In addition, proposed marine

industrial development would add to the growth and diver51f1cation

of markets for Oregon and Pac1f1c Northwest products.
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(3) Social Consequences

Development of West Hayden Island could have some advofse
impacts on North Portland; resulting from somé increased t%affic
on neighborhood streets and some increased dust and noise.

Two houseboat moorages are located across the Oregon $1ough
from West Hayden Island in an industrially zoned area, withip the
area considered to be a part of the working harbor.' (See
Exhibit 20.) Develooment_of West Hayden:Island woqld alter the
- views from such houseboats.

(4) Energy Consequencés

‘There are no indigenous energy'sources on the western
portion of Hayden Island, with the possible exception of bio-mass
(the cultivation of wood fibre for‘fuel production). There is
little'commercial poﬁential on the island for large-scale produc-
tion. -

Development of West Hayden Island for marine industrial uses
“would maximize opportunities for use of water transportation in
moQing bulk cargoes. This water transportation of cargoes is the
~most energy éfficient manner of moving bulk products.( Expansion
of the Portland harbof; which has access by barge to the inland
empire as well as access to freewayo and rail systems, would
expand an opportunity to use an energy efficient mode’of trans-
portation. The proximity of West Hayden Island to Rivergate and
other harbor facilitieé is also a facto; allowing efficient use

of energy..
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(d) A FINDING THAT THE PROPOSED USES WILL BE COMPATIBLE

WITH OTHER ADJACENT USES

i

The West Hayden Islaﬂdcarea is surrounded by marine indus-
£rial uses similar in most cases to the uses which would be
developed on the island. The Rivergate industrial district to .
the séhth and the Port of Vancouver to the.north afe heavy marine
industrial and terminal uses. T6 the east is a railroad‘emgénk-
ment and behind that are light industrial and warehouse ﬁses
separating West Hayden Isiand from the commercial and residenﬁial
usés.on East Haydenvlsland. | | |
| The hpuseboat moorages on the-south bank of the Oregoné
Slougﬁ near the Burlinéton Northern Railroad Bridge already exist

as. non-conforming uses in an area zoned and developed for indus-

’ trial uses.. Although the proposed development of West Hayden

Island for marine industrial uses isvan apparent conflict with -
houseboat ﬁoorages, the location of.sucﬁ moorages in an area
already4zon¢d and used for industrial purposes indicates thaf the
uses are not entirely incompatible.

7. Criteria of LCDC Goal 14

(a) DEMONSTRATED NEED TO ACCOMMODATE LONG~RANGE URBAN

POPULATION - GROWTH REQUIREMENTS CONSISTENT WITH LCDC GOALS

According to the Marine Terminals Master Plan (prgpafed for

the Port of Portland, 1980), and the Oreéon Ports Study (preparéd
for the. State Deﬁartment‘of Economic Development and LCDC, 1980), B

there will be significant increases of cargo for many commodity

types (midwest grain, liquid and dry cargdes) in.the Pértland

harbor'by the year 2000.
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According to the Oregon Ports Study, exports (short tons)

from the Portland harbor will increase 100 percent between 1977
and 2000. Imports will increase by 175 percent and total cargo
volume by 119 percent during this time.

The Port of Portland's Marine Terminals Master Plan, year-2000

cargo forecast shows a threefold increase over 1979.

According to the Oregon Ports Study, 610-650 acres of

waterfront industrial land,'suitable for new deep draft marine
industrial development (primarily public), with 16,750 to 19,000
lineal feet of waterfront will be necessary in the Portland area -
to accommodate anticipated year-2000 commodity-flow increases.

According to research conducted by Cogan a‘Associates as
part of this application, 260 acres with 6,000 lineallfeetzof
waterfront will be needed by the year 2000 to accoﬁmodate_addie
tional private waterfrcnt industrial ‘land needs in the Portland
area. |

According to the Port System Study for the Public Ports of

Washington State (1980), the lower Columbia River ports of

Vancouver, Kalama and Longview face a shortage of 6,750 lineal :

feet of waterfront and 195 acres of backup land needed to accom-

modate anticipated growth. While this excess demand is al}ocated

in the'study‘to‘Puget Sound, it is likely to accrue to Oregon

ports (Portland and Astorla) due to the hlgh costs of shlpplng by
rall or, truck from the lower Columbia River or areas east of the
Cascade Mountains to the Seattle-Tacoma area.. Portland 1s likely

to capture 120 to 150° acres and 3 750 lineal feet of such demand,7

’ rw1th the remalnlng demand captured by the Port of Astorla.

-
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' 'Projected total demand for additional waterfront' industrial

i

land in the Portland harbor is 1,020 to 1,050“acres;f?Tﬁére“i§,a'

-

. demand for 26,500 to 28,750 lineal feet of waterfrdnt industrial

R

lands. R I R R A

In addition, there may be a need for an ‘additional 135 acres

to accommodate heavy industry relocation and additional’ storage

sites for the gravel industry and 250 acres to assure ‘reasonable

market prices and site diversity.”’ In such ‘case ‘the totalfantici-

pated “demand would ‘be increased ‘to approximately 1,400Eacres:
ﬁAThere‘are»le'va¢aht'induétriél acres, ‘with lesS‘thénf11,400
lineal feet of waterfront available'and*dé&élopébléﬁin“the‘Orégon

portion of the Portland metropolitan area in pﬁblicfandiprivate

ownership.’- The unmet demand for waterfront industrial land is

approximately 822 to 872 acreé; the unmet demand for waterfront.

lineal feet is 15,100 t6'l7,350~feet. e

The western portion of ﬁéyden Island could supply apprdki--
mately 586 acres of Wateffront industrial”and'associatédJuser
é;oss acrés; In additibn,Athis area has approxima£e1y120,600
usable 1ihea1'feet’of"éhoreline along the Columbia River and =
Oregon Slough-. ApprqximételyAZBG to 287 acfeS’wéﬁld reﬁain’in v
unmet demand. ' | |

Taking the above figures to their logical conclusion, West

Hayden Island is needed acreage for terminals and industries

‘which must locate on the waterfront and for supportive uses

SOy sasshleas i

needed by the waterfront firms and-terminals. -

According to the Oregon Ports Study, ' the lower Columbia”’

Ri&er.region ports of Astoria, St.: Helené“and”betlaﬁdfﬁévé{Eﬁe
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greatest opportunity for harbor expansion in the state. qut of

. the 770 acres (22,750 lineal feet) of waterfront industria} land

"needed to accommodate the demand for new deep draft-port fécil-

ities within the Portland region by the year 2000 will accrue to
Portland. The Port of Astoria will capture 120 to 160 acres

(3,750 to 6,000 lineal feet). The Port of St. Helens willfnot

- meet ‘any of the projected demand; they do not have Astoria's

proximity to the mouth of the Columbia River. Demand not met by

‘St. Helens will likely accrue to Portland rather than Astoria due

to Portland's superior international transportation network.
Other ports in the lower Columbia River region do not have

Portland's superior international system of transportation, which

»includes two interstate highways and an international airport.

In addition, Portland is an interchange point for three inter-
national railroads and is the center of an inland ri&er system.
The river ievel barge,.réil, and highway routes from the inland
Unitéd States to Portland result in lower transportation costs.

Existing vacant waterfront industrial land in the Portland

harbor totals 686 acres. Of this, 371 acres are constrained or

not available. (Of the remaining 315 acres, 100 acres are.

Abommitted to the development of a coal facility.) Existing

uncommitted and undevelépable industrial waterfront acreage in
the Urban Growth Boundary may, in the future, be available to
meet some of the'unmet,demand, but the resulting reduction in

total demand would be minimal.
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(b) NEED FOR HOUSING, EMPLOYMENT OPPORTUNITIES, AND

LIVABILITY

" The Metro Ihdustrial'Lands Market Assessment forecasts an
employment :Ange for the Portland metropolitah area of'betwgen
825,000 to 1,050,000 jobs by the yeai’zooo. Marine industgy
provides high gquality employment opportunities and hés positive
secondary effeéts‘ﬁpon the economy. There is presently an
inadequate supply:of suitable_waterfront_industrial land insthe

Portland area to meet the demand for marine industrial usesfby

 the year 2000. . Expansion of the Urban Growth Boundary would

thereforé allow the creation of,employmeht opportunities which

.could not be created on land presently available within the Urban

Growth Boundary..

" Full development of West Hayden Island ié expected to
generate between 1,438 and 2,488 new jobs on the island. Addi-

tional employment'opportunities would be created and development

T

"of the isiand would generally stimulate Oregon business and

prdvide a diversification of markets for Oregon and Pacific
Northwest prodﬁcts. Tpe improvement of the'Portiahd.pqrt's

competitive position vis-a-vis other West Coast maritime facil-

" ities would help create émployment opportunities throughout the

~ Portland region.

(c) ORDERLY AND ECONOMIC PROVISION FOR PUBLIC FACILITIES
AND SERVICES o |

(1) Availabilify of Basic Services

The eastern portion of Hayden ISland has a full rénge of

urban services, while there are few urban services and facilities

- 38

)



on the weetern part of the island. Services available on the
eastern portion of Hayden Island have been developed by Hayden
Island, Inc. through contracts with Multnomah County, the Clty of
Portland, private entltles and special service districts.
Multnomah County regulatlons will ensure that no developmept of
western Hayden Island would occur w1thout proper services. The
Applicant has demonstrated that a full range of services could be
provided to western Hayden Islandf

The alternative methods evaiiable to provide such serrices
would be (a) to develop independent systems similar to those
serving East Hayden Island, (b) to hook into and expand East
Hayden Island facilities, or (c) to receive services from the
City of Portland. Multnomah County has required that the
owner/developers of the'property.shall provide financing fer
services. | |

Electrical service to East Hayden Island is provided by PGE

from a substatlon on the western portlon of :the 1sland Electrical

service to the western portlon of the island would be available
by extension of transmission lines from the eastern portion of
the island. Northwest Natural Gas Company supplies gas to’ the

eastern portion of the island'through a pipeline under the:

Interstate-5 Slough bridge. Such a line could be extended‘to

West Hayden Island. N

Water for fire protection and other uses on the eastern
portion of Hayden Island is supplied from two wells. The water
bearing characteristics of the western portion of Hayden Island-

suggest that adequate well water is available in such area.
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The eastern portion of Hayden Island has its own sewage
treatment facilities, and storm sewer run-off.is discharged
directly into the Columbia River. The western portion of Hayden
Island could either expand and utilize treatment facilitiesj |
existing'on the eastern portion of the island, or could construct
- similar fac111t1es on the western portion of the island, or: could

connect to sanltary sewer 11nes in the City of Portland

(2) Transportation

The Multnomah County Growth Management Pollcy requlres the
:-property owners to prov1de on-51te transportatlon fac111t1es as
" well as a detailed transportatlon program to address off-51te
transportatlon-lmpacts prlor to the grantlng of a zone change.

The traffic generation caused by development of West Hayden
Island will be low. It is estimated that the total peak period
trafflc leaving the west end of the island during_the afternoon .
peak hour will be approximately 560 cars based on 1.5 employees
per acre for marine industrial development and 8 employees per
acre for supportlng uses. | y

The Appllcants have made detalled analyses of trafflc
-pro;ectlons, roadway capac1t1es and dlstrlbutlon of trafflc among
roadways. The proposed development of West Hayden Island can be
accommodated by the exlstlng roadway system, with some modlflca—
tions or additions and w1th the operatlon of a shuttle bus
service for commuters to the island from Vancouver, Washlngton.

Durlng the peak commutlng hours, a hlgh range of employment
‘could cause some sections of the surroundlng street systems: to

reach saturation by the year 2000. An employment 1ntensity less
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than the high range could be accommodated without cansing a
saturated flow condition during peak hours.

The following speciflc proposals have been made by the
Applicant and approved in concept by Multnomah County to.accom-

modate the proposed development and alleviate potential treffic

Adifficulties- (a) the construction of a new bridge over the

Oregon Slough to connect the western portlon of Hayden Island to
North Portland Road; (b) connection of the western portion of
Hayden Island to the eastern portion with a two-lane lndustriel
roadway; (c) reduction of peak period traffic by developing'a
transportation program which would utilize transit, carpooling,

vanpooling and flexible work schedules; and (d) the widening of

~North Portland Road to two lanes in each direction at the inter-

section with a new access to the Rivergate Industrial district if

‘this roadway intersects North Portland Road at grade.

The Oregon Slough bridge project, Wthh 1ncludes w1den1ng
the brldge to four lanes in each direction, is scheduled for
construction by the Oregon State Highway Division between 1984
and- 1988. The state also plans to restripe Interstate-s to six
lanes in the vicinity of the Portland Boulevard interchange. The.
opening of Interstate-205 and the interstate bridge are expected

to decrease traffic volumes on Interstate-s, but such traffic is

projected to increase again to present levels between 1995 and

2000. The ability of Interstate-5 to accommodate projected
traffic depends upon the completion of certaln progects wh1ch

have been committed by the Oregon Department of Transportatlon

and hetro,

1
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The ramp metering system currently installed in Interstate-s
will help.to protect and maintain the capacity of the freeway.
That capacity would also be maintained by a privately funded
shuttle park and ride system between Hayden Island‘andIVancouver
upon development of West Hayden Island, as proposed by the :
Applicants. A shnttle system between Hayden Island and Clark
County would need to‘accommodate approximately 130 trips across

the Interstatefs_bridge in the northbound direction during the

afternoon peak hour. Clark County transit currently has an

active park and ride program, which would also help alleviate‘
traffic congestlon on Interstate-5.

Traffic dlfflcultles on Interstate-s are a regional problem
and exist with or wlthout the approval of the proposed Urban
Growth Boundary amendment. Specific solﬁtions to those problems
must be addressed, independently of this Application, prior to
the tlme West HaydenvIsland would be developed for marine indns-
trial purposes. The Multnomah County Grthh Management.Polioy
will assure that trafflc problems generated by development of

West Hayden Island will be addressed by Multnomah County prlor to

: ;rezonlng of the property for marine 1ndustr1al purposes.v

»(d)' MAXIMUM EFFICIENCY OF LAND USES WITHIN AND ON THE‘

FRINGE OF THE EXISTING URBAN AREA

West Hayden Island was included in the early Rivergate plans
as a major "multi-modal freight interchange“ and was estimated in

1965 to be needed for marine industrial purposes by the 1980's.‘

‘The exlstlng available supply of marine industrial land in the

.Portland harbor is limited. Newly constructed-faczlrt;es today

i

42



o

Qould have to be cramped and fitted togeﬁher_on smaller than

optimum sites. This condition weakens Portland's competitive

position for new developménts. |
The analysis'of-the demand for marine industrial landéand

the supply of such land in the Portland harbor indicates that it

is likely that the entire supply of land for marine industrial

‘purposes will be absorbed within a few years. Because of the

value and the scarcity of.waterfront industrial land there has .
been little waste of this land in the Portland harbqr.‘ The Pdrt
of Portland has followed a policy of leasing rather than selling
its land since the early 1970's, and has thereby cdntributed to
the efficiency of the Portland harbor by limiting non-waterfront |
uses of the land.

Within the existing hafbdr, the development of Weét Hayden
Island would constitute in—fill and orderly expansion within the
urban area, rather than development of isolated facilities on the
ufban fringe.

The shape of West Hayden Island, which is a long, relatively

‘narrow island, is idealffo: marine industrial development. By

planning a road and railroad down the center of the island as is
planned and as is feasible, there will be approximate;y 1,500 to

2,000 feet of site depth on each side. This will maximize the

‘ratio of "lineal feet of frontage" to "acres deveiopea.“ It will

‘also lend itself'toiefficient provision of other services such as

sewer and water.

(e)) ENVIRONMENTAL, ENERGY, ECONOMIC AND SOCIAL CONSEQUENCES

See discussion in paragraph 6(c) above.
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(f)v RETENTION OF AGRICULTURAL LAND AS DEFINED WITH CLASS I

BEING THE HIGHEST PRIORITY FOR RETENTION AND CLASS VI THE LOWEST

PRIORITY :

Soils on West Hayden Island are Class VI, and thereforefare
not agricnltural lands within the definition of LCDC.Goal 3, The
cnrrent use of the island is for grazing of'livestock, which is a
low intensive agriculture use. The land is leased to the Portland-
‘Livestock Conpany, which.grases linestock for short periods of
time-as part of the operation of.the'Portland‘stockyards. At the
present time, the lease rate is $6,000 per year, whlle the
:property taxes are between $8 000 and $9, 000 per year.-»

(g) .COMPATIBILITY OF THE PROPOSED URBAN USES WITH NEARBY

AGRICULTURAL ACTIVITIES

The closest agricultural land to West Hayden Island is on
Sauvie Island, which is two miles downstream on the Columbia
River. .Expansion'of the Urban Growth:Boundary to permit'marine
1ndustr1al uses on West Hayden Island would have no effect on
agrlcultural act1v1t1es on Sauv1e Island |

8. " Remalnlng LCDC Goals

(a) GOAL 1 - CITIZEN INVOLVEMENT

See the dlscuSSLOn in. paragraph 3(c) above. In addltlon to
‘c1tlzen involvement in contacts by the Appllcants w1th more: than
64 1nd;v1duals,.22 publlclagenc1es, 19 prlvate groups and;lnterest
concerning the project, and in additionTto public hearings held
by the'Multnomah‘County flanning Commission, Multnomah,County
Board of Commissioners andNMetro, deveiopment of the property

will require an extensive series of public hearings and approvals.
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in the future, which are described in paragraph 3(g) above! and
which will ensure contlnued involvement by citizens prior to
development of western Hayden Island.

" (b) GOAL 3 - AGRICULTURAL LANDS

The lands on West Hayden Island are not agricultural lands

A because (i) the soils are Class VI rather than Classes I-IV and

(ii) the lands are not suitable for farm use because of low soil’"
fertility and fléoding.‘ However, even if the lands were considered
to be agricultural lands, an exceptiqn to the application of LCDC
Goal.j would be justified by a determination that compelliﬁg
reasons and facts for expansion of the Urban Grbwth Boundary are
setAforth in paragraph 6 above.

(c) GOAL 4 - FOREST LANDS

The lands on West Hayden Island are not forest lands because
they are not suitable for commercial forestry production, they
are not needed for a wildlife habitat or recfeation, and they are
not substantially forested.

Most of the soils on the site are not rated fdr'forest

- growth purposes by the U.S. Soil Conservation Service, with the

exception of the Pilchuck sand category, which is rated as

 Douglas Fir site Class IV. The other soils on West H@yden Island

are not rated for’forest growth purposes because they-are not
used to any extent for commerc1a1 forest growth The ratings of
the soils are an 1ndlcatlon of a dlfflcult growing env1ronment

The retentlon of the SEC overlay zone by Multnomah County
will aliow the mitigation of some loss of visual buffers, fishefies

and wildlife habitat and recreational use of West Hayden Island.
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Emisting stands of black cottonwood, willow and Oregoniash
on West ﬁayden Island are not being managed for forest production
because the cost of managing the site for forest products far
exceed the returns which could be realized. - Because of the poor

productivity of soils on West Hayden Island and the limited size

of less than 700 acres, economic feasibility- of long—term forest

. production is. 11m1ted

Although there are some cottonwood trees on West Hayden
Island the market for cottonwood 1s speculatlve, as. demand
fluctuates srgnlflcantlyf There is no_rellable market for
- cottonwood at the present time. Also, no market exists for
willow or'ash, also existing on the island, except for use as‘
fire wood.

(d) GOAL 5 - OPEN SPACE, SCENIC AND HISTORIC AREAS,. AND

NATURAL RESOURCES

Western Hayden Island is not a unlque natural area. - There
.are no known acce551ble mlneral and aggregate resources on the
1sland There are ‘no 1nd1genous energy sources, with the p0551b1e
exceptlon of blo-mass whlch is not a feas;ble long-term use; of
the site.. | | | |

| Western Hayden Island hosts ‘a wide range of common an1ma1
spec1es,'but none.;s con31dered endangered and all are found
elsewhere in.the region.' It is not an:imoortant migratory water-
_fowl habitat Development of the western’ portlon of the island
can occur w1thout .endangering the flsh habitats in the Oregon

VSlough and maln channel of the Columbla Rlver..
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No ecologically and scientifically Significant natural
areas, wilderness areas or historic and cultural sites have been
identified on western Hayéen Island. There are no potentiel
state recreational trails or federal and state scenic watefways
on the island.

Multnomah County has designated West Hayden Island as‘an

- area of Significant Environmental Concern, which will help to

\

assure that aevelopment of the island will proceed with sensi-

tivity toward the need for open space and scenic views.

(e) GOAL 6 - AIR, WATER AND LAND RESOURCE QUALITY

All municipal and industrial effluent entering the Columbia

River are subject to the water quality standards of the state and

’_to standards which apply specifically to the Columbia River. The

Department of Environmental Quality grants permits for major

discharge sources;rapplicants are required to ensure that the

pnysical,‘chemical‘ané piological properties of effluent are
witbin acceptable limits.

Development of western Hayden Island for marine industrial
nses is'unlikeiy'to adversely affect the region's air quality

because of the strict enforcement of air quality regulations and

- standards by the Department of Environmental Quality and because
of advanced technoiogy which can ameliorate problems eaueed by

excessive omissions.

Multnomah Ceunty will seek to prohibit the development of -
noise sensitive uses within the 65 dba contour, which is a:noise

impact boundary established by the City of Portland with the
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cooperation of the Port of Portland. Property used for marine
industrial purposes is not considered to be noise sensitive,

(f) GOAL 7 - AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS

Western Hayden Island is 1ocated within the floodway fringe

of the Columbia River. Before urban development can occur }t

'w111 be necessary to add f111 to the 1sland to the 100 to 500

- year flood level. The east end of the island has been fllled and

is presently intenslvely developed with re51dent1al, commercial
and - industrial uses.

Because of its location in the Columbia River, the western .

portion of the island is subject to a seasonal high water'table.

However, filling the 1sland several feet w111 in effect lower the
water table and ameliorate these: problems.

The western portlon of the island is not subject .to other

‘natural hazards such as earthquakes and landslldes.

. (g) .GOAL'8 - RECREATIONAIL NEEDS

Although western Hayden Island is,appropriate for water-

.related recreatlonal act1v1t1es, no publlc Jurlsdlctlon has

- 1nd1cated an 1nterest in acqulrlng the land from the prlvate

owners. Multnomah County § marine transportatlon pollcy includes

a strategy for looklng at the needs .of recreatlonal boaters.

Other sltes,‘such as Smith Bybee Lake, the Columbla River

shoreline from N.E. 33rd to the’ Sandy Rlver, Oaks Bottom, Ross

’Island and Vancouver Lake are better sulted to meet most recre-

ational needs. , _—
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(h) GOAL 9 - ECONOMY OF THE STATE

The development of western Hayden Island. for marine iqdus-"
trial purposes would help'to meet the documented year 2000 need
for addltlonal waterfront acreage in the Portland harbor.
Development would also result in approx1mately 1,400 to 2, 400 new
jObS locally, and would increase the dlver51ty of waterfront
1ndustr1a1 propertles in the Portland metropolltan area's vacant
1ndustr1al land 1nventory. The proposed marine industrial -

development would also add to the diversification of markets for

" Oregon and Pacific¢ Northwest products.

Adequate land for marine terminals is necessary for the
health of the regional economy and should be provided for inside
the Urban Growth Boundary. There are no alternative locations in

the Portland metropolitan area which can provide the combination

of rail, highway and deep-water channel transportation opportuni-

ties needed for a marine terminal. By providing additionai land
neededvfor the expansion of marine terminal'facilitiea, inclﬁsidn
of Hayden Island in the Urban Growth Boundary would érovide
direct employmént apportunities and facilitate the general growth
of the.region'sleconomy. |

(i) GOAL 10 - HOUSING

The western Hayden Island area is currently in a natural
state and is surrounded‘by urban industrial uses. It is not
needed within the Urban Growth Boundary for residential pu;poses.
Because itAia in the 65 dba noise ievel, the'Debartment of

Environmental Quality opposes residential developmentsof the
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}
western portion of the island. ‘In addition, noise sensitive
uses, such as housing, are not encouraged by Multnomah County.

X There is adequate laod’for residential uses elsewhere in the
Portland-Vancouver metropolitan area as well as other sites:for
houseboat expansion. Any need which exists for additional
houseooat,moorages is outweighed by the need for‘additional,

marine industrial 1ands:within the Urban Growth Boundary.

(j) GOAL 11 - PUBLIC FACILITIES AND SERVICES

_Inclusion of the western portion.of ﬁayden Island ‘in the
regional Urban Growth Boonoary would permit Metro, the'City of
Portland'and Moltnomah_county to inolude the area in orderly
planning processes.for‘foture provision ofvurban servidesfand
facilities. - |

Police, fire, sewer, and water servioe can be provided by a
number of possible‘proviaers, some of which already provide
} service on the eastern portlon of the 1sland
The Appllcants have commltted to Multnomah County to" prov1de
| transportatlon ;nvestments needed to serve Hayden Island deyelop-
:ﬁent and to mitigate-the?impacts of‘detelopment on the regional
.transportatlon system. The nature, t1m1ng -and f1nanc1ng of these
1mprovements w111 be decided at the tlme development occurs on
the island. .. The. prov;szons .of Hultnomahveounty Ordlnances 333,
334 and 335, as well as the subsequent land use and permlttlng
processes whlch are requlred of the Appllcants, assure that there
"will be orderly and economic provision of.transportatlon facili-
'ties prior to.developﬁent;of the .western portion of_Hayden.f

Island.

50



L ¢

(k) GOAL 12 - TRANSPORTATION

The proposed use of western Hayden Island for deep-draft

marine industrial purposes meets the requirements of this Goal by

Supporting a transportation mode that facilitates the flow of
goods and services so as to strengthen the local and regional

"economy.

As described above, additional impacts on the existing

roadway systems surrounding the island will be considered as a
_ . ! _ ‘

condition of approyal of zoning by Multnomah County. The Appli- .
cants will be required by Multnomah County to.provide a:traffic
management program prior to development,'and to provide for
alternative modes of transportation that will substantlally limit

any 1mpacts of development on the exlstlng roadway system.' In

‘addltlon, 1t will be the respon51b111ty of the Appl;cants' future
owners to provide transportation facilities needed for development,

-including a second bridge across the Oregon Slough and an indus-

trial road connecting the eastern and western‘portions of.the‘~
island.
The north shore of western Hayden‘Island contains 12,000

lineal feet of usable shoreline with access to the authorized

40-foot navigational channel which extends to the Interstate-5

bridge. An additional 5,000 lineal feet of the island are |

’iocated on the 40-foot channel which extends into the_Oregon.»
~ Slough.. The remainder of the southern shore is located on the

~ 20-foot channel and is accessible by barge.

The western portlon of Hayden Island has access to the

Burllngton Northern Rallroad line whlch operates a doqble track
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malnllne traversmng the 1sland and which could provide access for -

‘both Union Pacific: and Burlington Northern, prov1d1ng a marketlng
advantage over comparable 51tes in the lower Columbia Rlver. Its
proximity to the 1nterstate hlghway system and 1nternatlonal

'alrport are addltlonal transportation advantages. 'vxf ' .

(l) GOAL 13 - ENERGY CONSERVATION

T

Predomlnant marine- 1ndustr1a112atlon of the western portlon
of the island would promote’ water-borne commerce for the: reglon
and the state.- This would use the water, hlghway and ra11 '
transportatlon systems avallable to the area.

Development of the 1sland would create new jobs ln proxlmlty
to a large labor. pool re51d1ng in North and Northeast Portland
and East Multnomah County and would thereby reduce work—related
fuel consumptlon. Transit service is avallable to the eastern

‘portlon of the island and could be readlly extended to the

- .western portlon of the 1sland

Proxlmlty of West Hayden Island to major facilities of the
| Port of Portland at Rlvergate permit potent1a1 development of '
'jolnt use fac111t1es, reduclng needless dupllcatlon.'

(m) GOALS 15-19

| Western Hayden Island does not 11e w1th1n the boundarles of
)the Wlllamette River Greenway, so it is not subject to the
requlrements of Goal 15.-.The 1sland is not located 1n‘an estuarine;
{or coastal area, 'so development 1s not requlred to comply with

'Goals 16 19
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Council Minutes
March 24, 1983

Page 3
Vote: The vote on the motion to adopt the Consent
Agenda resulted in:
Ayes: Councilors Banzer, Bonner, Deines,
Etlinger, Hansen, Kelley, Kirkpatrick,
Oleson, Van Bergen, Waker, and
Williamson.
Nays: None.
Absent: Councilor Kafoury.
Motion carried unanimously.
7.1 Consideration of Ordinance No. 83-151, amending the Metro Urban

8.1

Growth Boundary in Multnomah County for Contested Case No. 82-2
(First Reading).

Motion: Councilor Waker moved adoption of Ordinance No.
83-151. Councilor Williamson seconded the motion.

Andrew Jordan, General Counsel, presented the staff report, as
contained in the agenda of the meeting.

There was no public testimony on the ordinance.

The ordinance was passed to second reading on April 6, 1983.

Consideration of Resolution No. 83-394, for the purpose of

supporting the East Multnomah County Sewer Consortium 205(7)
Grant Application.

Motion: Councilor Kelley moved adoption of Resolution No.
83-384. Councilor Kirkpatrick seconded the motion.

Councilor Kelley reported that the Regional Development Com-
mittee recommended approval of the resolution.

Steven Siegel, Development Services Director, presented the
staff report, as contained in the agenda of the meeting.

Councilor Kelley noted that while she and Councilor Etlinger
had expressed concerns when the matter was initially discussed
at the Development Committee meeting, she felt those concerns
had now been resolved. There was then considerable discussion



Council Minutes
April 7, 1983

Page 2
Nays: None.
Absent: Councilors Deines, Etlinger, and Kafoury.
Motion carried unanimously.

4. Written Communications to Council on Non-Agenda Items.

There were no written communications to Council on non-agenda
items.

Citizen Communications to Council on Non-Agenda Items.

There were no citizen communications to Council on non-agenda
items.

Ordinance No. 83-151, amending the Metro Urban Growth Boundary

in Multnomah County for Contested Case No. 82-2. (Hayden
Island. (Second Reading)

Andrew Jordan, General Counsel, presented a brief report on the
ordinance.

There was no Council discussion or public testimony.

Vote: The vote on the motion of March 25, 1983 by Counci-
lors Waker and Williamson to adopt the ordinance
resulted in:

Ayes: Councilors Banzer, Bonner, Hansen, Kelley,
Kirkpatrick, Oleson, Van Bergen, Waker, and
Williamson.

Nays: None.

Absent: Councilors Deines, Etlinger, and Kafoury.

Motion carried, Ordinance adopted.

Resolution No. 83-396, for the purpose of amending the Federal

Aid Urban (FAU) Boundary to incorporate the addition of Western
Hayden Island to the Urban Growth Boundary (UGB).

Andrew Jordan, General Counsel, presented the staff report, as
contained in the agenda of the meeting.
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METROPOLITAN SERVICE DISTRICT

Providing Zoo, Transportation, Solid Waste and
other Regional Services

April 8, 1983

Ms. Jane McGarvin
Clerk. of the Board
Multnomah County

1021 S.W. Fourth Avenue
Portland, Oregon 97204

Dear Ms. McGarvin::

Enclosed is a true copy of the following ordinance adopted by
the Council of the Metropolitan Service District on April 7,

1983:

"Ordinance No. 83-151, amending the Metro Urban Growth
Boundary in Multnomah County for Contested Case No.

82—3- "

Please file this ordinance in the Metro -ordinance files maintained

by Multnomah County.
cerely,
;QACIN\Q§L«-_—/

erlee Flanigan
Clerk of the Council

v e

Enclosure
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P

METROPOLITAN SERVICE DISTRICT

Providing Zoo, Transportation, Solid Waste and
other Regional Services

April 8, 1983

Ms, Juanita Orr’

County Clerk

Clackamas County
Courthouse 8th & Main
Oregon City, Oregon 97045

_ Dear Ms. Orr:

Enclosed is a true copy of the following ordinance adopted by
the Council of the Metropolitan Service District on April 7,
1983: ' . ‘

"Ordinance No. 83~151, .amending the Metro Urban Growth
‘Boundary in Multnomah County for Contested Case No.
82_2 . " -

Please file this ordinance in the Metro ordinance files maintained
by Clackamas County.

Sincerely,

Everlee Flanigan
Clerk of the Council

Enclosure
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METRO _ -
April 8; 1983

Rick Gustafson
Executive Officer
‘Metro Council Ms. JoarAxld English
. County Administrator
p%sn;,?;,ga“z?' Washington County
District : 150 N. First Avenue
Bob Oleson Hillsboro, Oregon 97123
Deputy Presiding
cer
District 1 Dear Ms. English:
: Richa‘rd'Waker : .
District2 Enclosed is a true copy of the following ordinance adopted by
Charlie Williamson . the Council of the Metropolitan Service District on April 7,
District 3 ' 1983: _
Corky 'K.ir_kpah'ick
District4 "An Ordinance amending the Metro Urban Growth Boundary
Jack Deines "in Multnomah County for Contested Case No. 82-2."
George Van Bergen Please filé this ordinance in the Metro ordinance files maintained
by Washington County. ‘
Sharron Kelley .
District 7
Em.iéBonner 2 ncerely’

District 8 T

Bruce Etlinger UL ).11 [ I 5’\ W
District 10

Marge Kafoury erlee Flanigan_ _
District 11 Clerk of the Council

GaryH. . e
District 12
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