
  
 
 

 

 

 
 
1.  CALL TO ORDER & ROLL CALL: 6:30 p.m. 
 
2.  CITIZENS WISHING TO SPEAK ON NON-AGENDA ITEMS 
 
3. PUBLIC HEARINGS 
 

a.  File Number 2019-60-ZC-CPA 
Type III Quasi-Judicial Procedure 
 
Summary: A consolidated application to change the City’s Comprehensive Plan Map 
designation and Zoning of two parcels (23012 NE Sandy Blvd, 1N3E27B-001100 
(6.68 acres); and 1N3E27AC-0100 (0.53 acres)(no address at this site)) from 
“Commercial” with Corridor Commercial zoning to “General Industrial” with 
General Industrial zoning. 

 
Applicable Fairview Municipal Code Criteria: 
FMC 19.205.020  Amendments: Criteria  

FMC 19.413.030  Procedures: Type III Procedures 

FMC 19.413.040(G) Type IV Procedures:  Decision Making Consideration 

FMC 19.470.300 Land Use District Map & Text Changes: Quasi-judicial 
Amendments  

 
4. TENTATIVE AGENDA 
 
5.   ADJOURNMENT 
 
 
NEXT PLANNING COMMISSION MEETING: TUESDAY, FEBRUARY 11, 2020  
 
Planning Commission hearings are broadcast live on Comcast Cable Channel 27 and Frontier Channel 33. Replays of the 
meeting are shown the following Saturday at 12:30pm and Monday at 2:00pm following the original broadcast date on 
Comcast Cable Channel 22 and Frontier Channel 33. Meetings are also available for viewing via MetroEast Community 
Media, the week following the meeting, at metroeast.peg.tv. Go to the Playlist tab and select Municipal Meetings or find 
the link at http://fairvieworegon.gov/AgendaCenter/Planning-Commission-9.  
 
The meeting location is wheelchair accessible.  A request for an interpreter for the hearing impaired or for other 
accommodations for person with disabilities should be made at least 48 hours before the meeting to the City Recorder, 
503-674-6224. 

PLANNING COMMISSION MEETING 
Tuesday, January 28, 2020, 6:30 PM 

Fairview City Hall – Council Chambers, 2nd Floor  
1300 NE Village Street, Fairview, OR 97024 

MEETING AGENDA  
 

 

https://videoplayer.telvue.com/player/5QlcS026fQy98qR8aFzKSh5DvYNq1NKn?fullscreen=false&showtabssearch=true&autostart=false
http://fairvieworegon.gov/AgendaCenter/Planning-Commission-9
mailto:leymasterd@ci.fairview.or.us?subject=Planning%20Commission%20Meeting


 
STAFF REPORT  

TYPE III – QUASI-JUDICIAL AMENDMENTS 
FINDINGS AND RECOMMENDATION 

 
Staff Contact:   Sarah Selden, Senior Planner 
 
Public Hearing Date:  January 28, 2020 
 
Date of Report:  January 21, 2020 
 
Application Number: 2019-60-ZC-CPA 
 
Application/Proposal:  Amendment to the City of Fairview Comprehensive Plan 

Map from Commercial to General Industrial and Land Use 
District Map (Zoning Map) from Corridor Commercial to 
General Industrial for Tax Lots 1N3E27B-001100 and 
IN3E27AC-0100. 

 
Applicant:   Townsend Farms Inc. 
    Kerry Rea 
 
Property Owner:   Townsend Farms Inc. 
    Mike Townsend  
 
Site Location:  23012 NE Sandy Blvd and 1N3E27AC-0100 (0.53 acres)(no 

address at this site)  
 
Tax Map & Lots:   Map 1N3E27B- TL 001100 (6.68 acres) 
    Map 1N3E27AC- TL 00100 (0.53 acres) 
 
Exhibits: A. Draft Ordinance 2-2020 (Zone Change), dated     

01/21/20 

B. Draft Ordinance 3-2020 (Comprehensive Plan 
Map), dated 01/21/20 

C. Application Narrative and Exhibits   

D. Written Comments 
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E. Planning Commission Findings  
(Reserved for Council Hearing) 

F. Minutes  
(Reserved for Council Hearing) 

G. Staff Reports  
(Reserved for Council Hearing) 

   

I. NOTICES & REFERRALS 
 
Agency Notices:  Department of Land Conservation and Development were 

sent notice on December 23, 2019 (DLCD File 003-19). 
Metro was sent notice on December 23, 2019. 

 
Agency Referrals:  City of Wood Village, Gresham Fire, Multnomah County of 

Transportation, Oregon Department of Transportation 
Multnomah County Drainage District, Fairview Public 
Works and Building Department were sent notice on 
December 30, 2020. 

 
 At the time of this report, one comment has been 

received, from Multnomah County Transportation (see 
Exhibit D). 

 
Public Notice:  Notice was published in the Gresham Outlook newspaper 

on January 10, 2020, two days after the 20-day deadline of 
January 8, 2020. 

  
 Property owners within 250 ft. of the site location were 

mailed notice on January 9, 2020, one day after the 20-day 
deadline of January 8, 2020. 

 
 The site(s) was posted 10 days before prior to the hearing 

in accordance with FMC 19.413.030.  
 

At the time of this report, the City has not received any 
written testimony from the public. 
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II. APPLICABLE CRITERIA 
The Planning Commission shall make a recommendation to City Council and the City 
Council shall make the final decision. This application uses the following criteria:  

• FMC 19.205.020  Amendments: Criteria  

• FMC 19.470.300 Land Use District Map & Text Changes: Quasi-judicial 
amendments  

• FMC 19.413.040(G) Type IV Procedures:  Decision Making Consideration 

• FMC 19.413.030  Procedures: Type III Procedures 

III. BACKGROUND AND SUMMARY OF ISSUES 
 
This proposal seeks concurrent approvals for the following:  

1. Change Comprehensive Plan designation from Commercial to General Industrial. 

2. Change the Zoning designation from Corridor Commercial to General Industrial.  
 
The site consists of two relatively flat tax lots located on the south side of Sandy 
Boulevard at NE 230th. Tax lot 1100 (6.68 acres) is generally vacant. The site features 
stockpiling of several different kinds of materials and an unnamed creek. Tax lot 100 is a 
narrow rectilinear lot, about 30 feet wide, that is vacant and generally flat. Both lots 
slope from about 72 feet to 50 feet at the northern property line on Sandy Blvd.  
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Both lots are currently zoned Corridor Commercial and have a Commercial 
Comprehensive Plan designation. Four properties to the north and west received a 
similar Comprehensive Plan and Zoning change in 2017. Properties to the north and 
west are all zoned General Industrial and designated as Industrial. Properties to the east 
are within the City of Wood Village and zoned for multi-family development (MR2;  
currently developed with a mobile home park) and Commercial/Industrial (C/I; currently 
developed with a used auto-related business).  
 
The subject parcels were previously designated for industrial development; based on 
anticipated market trends in the early 2000s, they were re-designated to commercial 
uses in 2007. Market trends at those times indicated that they may be in demand for 
commercial users. The owners have sought out development opportunities, primarily 
commercial uses, but over the past 12 years, the market has undergone significant 
changes including the recession and changes in the market for retail development.  
These lots have been vacant or minimally developed over the past 12 years. The owner 
believes the commercial zoning of the subject parcels has not been appropriate for the 
market; and, as a result, they have failed to reach their development potential.  
 
The applicant has indicated that in the current market there is more demand for 
industrial users in the area, and the site’s location with convenient access to I-84 makes 
it attractive to industrial development.  

V. APPROVAL CRITERIA FINDINGS 
FMC 19.205.020 Amendments: Criteria  

A. The amendment will not interfere with the livability, development or value of other 
land in the vicinity of site-specific proposals when weighted against the public 
interest in granting proposed amendment.  

FINDING: The parcels were designated for industrial uses prior to 2003, and are 
surrounded primarily by General Industrial zoned land except on the east where it 
borders the City of Wood Village and a mobile home park. Allowing for industrial uses 
on the parcels would be consistent with and compatible with the surrounding industrial 
development. The General Industrial zoning of the property would be conditionally 
compatible with the residences to the east. At the time the property is developed, 
buffers would need to be included to buffer any negative impacts to the existing 
residential area. These are already required in the code and the Comprehensive Plan. 
Future development of the parcels will be subject to Site Design Review, and a hearing 
before the Planning Commission. Development standards in the General Industrial 
district provide for the City to require a 50 ft. setback from residential properties, and to 
require landscaping, walls, or other buffering to mitigate the impacts to adjacent 
properties. Further, uses that generate significant noise, light/glare, dust and vibration 
impacts, or traffic are subject to a conditional use permit to provide additional 
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mitigating conditions for the development.  With these criteria already in place for 
future development, the change in Land Use and zoning can meet the requirements and 
is consistent with this criterion. Staff finds that the proposed amendments will not 
interfere with the livability, development, or value of other land in the vicinity when 
weighted against the public interest. This criteria is met.  

B. The amendment will not be detrimental to the general interest of the community. 

FINDING: The amendments are not detrimental to the general interests of the 
community. The proposed amendments are consistent with the goals and policies in the 
City’s Comprehensive Plan, which was developed in conformance with Goal 1 of the 
Statewide Planning Goals, Citizen Involvement. The City’s Comprehensive Plan (adopted 
in 2004, and updated in 2017) was created with involvement from the local community, 
agency partners, and other interested parties. The proposed amendments are 
consistent with goals and policies in the Fairview Comprehensive Plan and supporting 
documents including the Sandy Boulevard Refinement Plan. This proposal aligns with 
the public interest of having more industrial uses to the east of 223rd on Sandy 
Boulevard. This criteria is met.  

C. The amendment will not violate the land use designations established by the 
comprehensive land use plan and map or related text 

FINDING: This request includes a Comprehensive Plan Map amendment for the purpose 
of maintaining consistency with the City’s planning documents. The below approval 
criteria in Comprehensive Plan Policy 2.7.D, states how this proposed application meets 
all applicable comprehensive plan goals and policies. This criteria is met.  

D. The amendment will place all property similarly situated in the area in the same 
zoning designation or in appropriate complementary designations without creating 
inappropriate “spot zoning”.  

FINDING: The proposed amendments will not introduce any new zones to the area or 
create inappropriate spot zoning, but rather create more consistent zoning along NE 
Sandy Blvd. to the east of NE 223rd Avenue.  Land to the north of the subject site across 
NE Sandy Blvd is zoned General Industrial. Land to the west of the subject site is also 
zoned General Industrial. Land to the east of the project site is within the City of Wood 
Village and Interstate 84 is to the south of the project site. This criteria is met.  

FMC 19.470  Land Use District Map and Text Amendments 

FMC 19.413.040.A states that the Type IV process applies to map amendments and FMC 
19.470.300 requires the Type III review process for a specific zone change.  As the Type 
III process includes all Type IV approval criteria and procedures but not the other way 
around, this application will be reviewed under a Type III process. Per FMC 19.470.300, 
Quasi-judicial Amendments, the Planning Commission shall make a recommendation to 
the City Council on a land use district change application that also involves a 
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comprehensive plan map amendment application. The City Council shall decide both 
applications. 

FMC 19.413.040(G) Type IV Procedures:  Decision Making Consideration 

FMC Table 19.413.050, Summary of Development Decisions/Permit by Type of Decision-
Making Procedure, also identifies zone changes and Comprehensive Plan Map 
amendments as Type IV decisions. The following Type IV decision-making criteria have 
been considered in this application: 

G.  Decision Making Consideration. The recommendation by the planning commission 
and the decision by the city council shall be based on consideration of the following 
factors: 

1. Statewide planning goals and guidelines 

Goal 1: Citizen Involvement 

FINDING: The City has developed a citizen involvement program that is in 
compliance with this goal. This proposal has been noticed in conformance with 
City standards to neighboring properties within 250 ft. of the outer boundaries 
of each parcel, and also in the Gresham Outlook, and has been posted onsite. 
While notice of the application was published on January 10th in the Gresham 
Outlook and was mailed to neighboring properties January 9th, after the noticing 
deadline of January 8th, public noticing and the opportunity to comment was 
provided for this application. This proposal has met this goal and will continue to 
meet this goal throughout the final approval process through public noticing and 
opportunity to comment.  

Goal 9: Economic Development 

FINDING: This goal requires that the City of Fairview inventory commercial and 
industrial lands and project future needs and demand to meet those needs. The 
market for industrial land in this area has been greater than that for commercial 
lands. Furthering developable industrial land will allow for development to 
provide employment opportunities for the community of Fairview and the 
region. The General Industrial zone also allows for small commercial services as 
long as they are integral to the industrial activities onsite. Staff finds that 
Fairview has enough commercial and other lands to provide for a variety of 
economic activities.  

Goal 11: Public Facilities and Services 

FINDING: Goal 11 requires that public services such as sewer, water, fire 
protection be planned in accordance with the community’s needs and capacities 
rather than responding to development as it occurs. Public facilities such as 
sewer and water and other services such police and fire are currently available to 
serve the site for industrial development.  
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Goal 12: Transportation 

FINDING: This goal requires the City to adopt a local Transportation System Plan 
(TSP). The proposed map amendments are in compliance with the City’s adopted 
TSP goals as discussed further below. When development occurs on the subject 
sites, it will be required to comply with all Multnomah County Transportation 
requirements for Sandy Blvd., which is a County road facility. Multnomah County 
Transportation Division has provided comments on the application (Exhibit D). 
The County found that the proposed zone change would not have a 
transportation impact. Transportation requirements will apply at the time of 
development of the site.  

2. Comments from applicable federal or state agencies 

DLCD: Staff sent notice of the proposed zone change to DLCD as part of the 
required 35-day notice, and received no comments.  

3. Applicable intergovernmental agencies 

Metro: Staff sent notice of the proposed zone change to Metro as part of the 
required 35-day notice.  

4. Applicable Comprehensive Plan policies 

See below for findings on applicable Comprehensive Plan policies. 

FMC: 19.470.300 Quasi-judicial amendments  

B. Criteria for Quasi-Judicial Amendments. A recommendation or a decision to approve, 
approve with conditions, or to deny an application for a quasi-judicial amendment shall 
be based on all of the following criteria: 

1. Demonstration of compliance with all applicable comprehensive plan policies 
and map designations. Where this criterion cannot be met, a comprehensive 
plan amendment shall be a prerequisite to approval; 

Finding: The applicant submitted a detailed narrative analysis demonstrating 
compliance with all applicable comprehensive plan policies and map designations. The 
proposed zoning district of General Industrial is not consistent with the current 
Commercial comprehensive plan designation. Therefore, the applicant is also requesting 
a concurrent Comprehensive Plan Map amendment as part of this application. Staff 
finds that all applicable comprehensive plan policies have been satisfied. Below is 
summary of applicable plan policies by Chapter and staff’s findings:  

Comprehensive Plan Compliance 

Chapter 3: Community Building  

Land within the planning area boundary will support a mix of residential, 
commercial, industrial, and recreation/open space uses. 
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FINDING: This application would change 7.21 acres of commercial land in 
Fairview to industrial and would support the mix of residential, commercial, 
industrial, and recreation/open space uses within the planning area boundary. 

Retail and service commercial businesses serving clientele from the planning area 
and nearby locations will be encouraged to develop in the Town Center and 
arterial corridor commercial areas, as well as in clusters along 223rd Avenue at 
Halsey Street and Sandy Boulevard. Off-street parking will be required. Existing 
commercial establishments not located in areas designated by the Plan for 
commercial use will be allowed to continue, but will only be permitted to expand 
beyond their present sites upon Planning Commission approval. 

FINDING: The application is not for a retail and service commercial business or 
expansion of an existing commercial establishment. The proposed zone change 
does not conflict with the Comprehensive Plan direction above and desired 
location of commercial uses.   

 Additional commercial or industrial development will be sought on land parcels 
scattered along the I-84N/Union Pacific Railroad/Sandy Boulevard corridors. 
These areas are suitable for industrial development. Site plans for industrial 
development proposals will be reviewed by the Planning Commission to evaluate 
the relationship to adjoining land uses. 

FINDING: The project site is located along the Sandy Boulevard Corridor, and will 
allow for industrial development in this location.   

 New urban development (e.g., residential subdivisions, commercial, or industrial) 
may only occur when the site is provided with public streets and it is determined 
that water, sanitary sewer, and, if required, storm drainage facilities, are 
available to the premises before or in conjunction with development. All new 
residences and businesses must connect to the public sewer system unless the 
development can demonstrate economic hardship and can meet all applicable 
state and federal water quality standards through alternate means. 

FINDING: The site area has been suitable for industrial or commercial 
development and is served by existing utilities and public streets. Future 
development would be required to make additional right-of-way improvements 
(sidewalks, street trees) and associated improvements to utilities if needed. The 
proposal to allow industrial development on these sites is in compliance with 
this policy.  

 Fairview will coordinate with Metro as elements of the Regional Plan are 
formulated or amended that affect Fairview. This includes use of population 
projections. 

FINDING: This proposal does not affect the City’s coordination with Metro.  
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Chapter 5: Open Space, Scenic and Historic Areas and Natural Resources   

 Within identified resource areas conflicting uses shall be avoided or limited to 
better provide habitat for wildlife, visual diversity, maintain water quality and 
enhance the attractiveness and livability of the city. Where conflicting uses do 
affect the resource area, their impacts shall be reasonably mitigated. 

FINDING: This application does not propose development. Portions of the 
property contain a mapped riparian buffer. Any future development proposed 
would be required to comply with this policy.  

 Enforce compliance with provisions of the Riparian Buffer Overlay Zone, as part 
of the Fairview Municipal Code. 

FINDING: Compliance with the Riparian Buffer Overlay Zone will be met as part 
of a future development review application. At this time, no development is 
proposed. This policy is not applicable.   

Chapter 9: Economic Development  

 Encourage commercial development commensurate with the products and 
service needs of planning area residents and other residents of the local 
economic market area. 

FINDING: The project site has been zoned for commercial uses since 2007. 
However, this area has not been desirable for commercial developers and the 
project site remains undeveloped. This proposal would designate the subject 
parcels for primarily industrial uses, but since the site has been marketed for 
commercial development since 2007 without success, evidence indicates that 
the conversion will not represent a loss of usable, market-viable commercial 
land. Approximately 30.4 acres of vacant commercially zone land would still be 
available within the City of Fairview, the proposed rezoning would result in the 
loss of 2.8% of vacant commercial land. 

 Focus commercial development at sites along arterial and collector streets as 
identified on the Plan Map. 

FINDING: The City’s current zoning map implements this policy by concentrating 
commercial uses in the TCC and CC zones along NE Sandy Blvd, NE Halsey Street 
and NE 223rd Avenue. This proposal would affect approximately 1, 550 feet of 
frontage along Sandy Blvd. To the east of this site, in the City of Wood Village, 
commercial development exists to the area near NE 238th Avenue (the Walmart 
Super Center, fast food restaurants, and other smaller commercial services). This 
policy appears to have been met by the existing commercial zone at this site, but 
the market has not supported commercial development at this location. Keeping 
the commercial zoning designation for the site would not implement this policy. 
The application does not conflict with this policy.  
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 All industrial uses, which abut residential uses, shall be screened from the 
residential uses. Where possible, access to industrial uses will be prohibited from 
residential streets. 

FINDING: This policy is not applicable, as no industrial development is proposed 
with this application. At such a time when an industrial use is proposed at the 
site, it would be required to comply with screening standards. Access to the site 
is via Sandy Blvd. and the site does not share access with a residential street. 

 The City shall emphasize the enhancement of the tax base in its economic 
development activities in order to better provide adequate services to its 
population. 

FINDING: Approval of the zone and Comprehensive Plan designation change 
from Corridor Commercial to General Industrial will better support market 
supported-development of the subject site, thus enhancing the City’s tax base. 
Currently there is more demand for industrial uses in this area than commercial 
and it is reasonable to conclude that the properties would not be developed for 
commercial uses in the near future. The zone change would not conflict with the 
enhancement of the tax base.  

 Compatible light industry will be allowed in the Sandy Boulevard Corridor 
Commercial Areas. Heavier industrial development shall be reviewed through the 
conditional use process and must demonstrate an ability to meet City standards 
and policies for locating near residential development. 

FINDING: No development is proposed through this application. While this policy 
currently applies to the subject site, this request would change the site’s zoning 
from Corridor Commercial to General Industrial, thus removing it from the 
“Sandy Boulevard Corridor Commercial Areas” as noted above. This policy would 
not apply to the subject site following this zone change.  

 A “gateway” concept for commercial development near I-84 will be considered. 
No development that substantively changes the existing quality of life in 
adjoining neighborhoods will be approved. 

FINDING: This application involves a zone change from commercial to general 
industrial. The subject site is separated from I-84 by a separate lot owned by 
ODOT. The site does not abut any streets that connect to I-84 and serve as a 
“gateway” function. This site is adjacent to a mobile home park that is within the 
City of Wood Village. However, no development is proposed at this time and 
therefore this policy does not apply.  

Chapter 12: Transportation 

FINDING: The City’s transportation policies are found within the City’s adopted 
Transportation System Plan. The policies focus on livability, balanced transportation 
choices, safety, performance-based management, accessibility, efficiency, coordination, 
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and health. Most of the policies do not apply directly to this application as no 
development is proposed. The zone change would not impact the City’s ability to 
provide transportation facilities or interfere with the overall transportation system. Any 
future development proposal would be assessed under the TSP and would construct or 
improve transportation facilities as required.  

As summarized in the transportation impact letter (see Exhibit C), the proposed zone 
change from Corridor Commercial to General Industrial would result in the potential for 
fewer daily and peak-hour trips as compared to potential uses within the existing 
zoning.  

Multnomah County Transportation Department reviewed the application and found that 
none of the allowed uses in the General Industrial District have a higher potential trip 
generation than uses allowed in the Corridor Commercial District (see Exhibit D). The 
County concurs with the applicant’s transportation letter prepared by Mackenzie, dated 
October 11, 2019, that the proposed zone change of the subject properties from 
Corridor Commercial to General Industrial zoning designation does not result in an 
increase in trip generation over the existing zoning. Therefore, no further transportation 
analysis is required. 

The County notes that given there is currently no development on the site, construction 
of a new use will result in a transportation impact. This will be reviewed at the time of a 
specific development application for the subject site. 

Chapter 13: Energy Conservation  

Pattern land use in the City to:  

A.  Place the highest intensity uses (e.g., commercial, multi-family 
housing) nearest the major area access routes (e.g., Halsey 
Street).  

B.  Create compact development patterns to reduce the costs for and 
efficiency of energy supply facilities. 

C.  Cluster retail sales and service offices adjacent to residential areas 
to reduce the walking or driving necessary to satisfy daily 
household needs.  

FINDING: The project site’s location along NE Sandy Blvd is surrounded by 
General Industrial properties, near major access routes, and is appropriate for 
industrial uses. No development is proposed with the application and the 
proposed zone change would not include retail or service offices. An existing 
residential development is located to the east of the site and within the City of 
Wood Village. Any future development at the site would need to comply with 
Fairview Comprehensive Plan and zoning standards for residential buffer zones. 

Promote economic development in Fairview and neighboring cities to increase 
employment opportunities in the region and avoid long automobile commutes. 
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FINDING: The proposal would allow for industrial development near existing 
development in Fairview and adjacent to residential development in Wood 
Village. The proposed zone would not conflict with the above policy and future 
development would support economic development in Fairview and neighboring 
cities. 

FMC 19.470.600 Transportation planning rule compliance 

A. When a development application includes a proposed comprehensive plan 
amendment or land use district change, the proposal shall be reviewed to 
determine whether it significantly affects a transportation facility consistent with 
OAR 660-012-0060. 

FINDING: Per OAR 660-012-0060(1): A plan or land use regulation amendments 
significantly affects a transportation facility if it would:  

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

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

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection 
based on projected conditions measured at the end of the planning period 
identified in the adopted TSP. As part of evaluating projected conditions, the 
amount of traffic projected to be generated within the area of the amendment 
may be reduced if the amendment includes an enforceable, ongoing 
requirement that would demonstrably limit traffic generation, including, but not 
limited to, transportation demand management. This reduction may diminish or 
completely eliminate the significant effect of the amendment. 

(A)  Types or levels of travel or access that are inconsistent with the 
functional classification of an existing or planned transportation facility; 

(B)  Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the 
TSP or comprehensive plan; or 

(C)  Degrade the performance of an existing or planned transportation facility 
that is otherwise projected to not meet the performance standards 
identified in the TSP or comprehensive plan. 

FINDING: This application is for a zone change from commercial to industrial; no 
development is proposed with the application. NE Sandy Blvd is classified as a Minor 
arterial. The Multnomah County Transportation System Plan provides the following 
description of this road classification: “Minor Arterials represent the lowest order 
arterial facility in the regional street network. They typically carry less traffic volume 
then principal and major arterials, but have a high degree of connectivity between 
communities. Access management may be implemented to preserve traffic capacity. 
Land uses along the corridor are a mixture of community and regional activities. Minor 
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arterial streets provide major links in the regional road and bikeway networks; provide 
for truck mobility and transit corridors; and are significant links in the local pedestrian 
system.” As the proposed change would result in a reduction of vehicle trips, the 
proposed change is consistent with the existing street classification and would reduce 
the potential traffic impacts. The application is in compliance with the state TPR 
requirements. 

B. Amendments to the comprehensive plan and land use standards which 
significantly affect a transportation facility shall assure that allowed land uses are 
consistent with the function, capacity, and level of service of the facility identified 
in the Transportation System Plan. This shall be accomplished by one of the 
following: 

1.  Limiting allowed land uses to be consistent with the planned function of 
the transportation facility; or 

2. Amending the Transportation System Plan to ensure that existing, 
improved, or new transportation facilities are adequate to support the 
proposed land uses consistent with the requirement of the 
Transportation Planning Rule; or 

3.  Altering land use designations, densities, or design requirements to 
reduce demand for automobile travel and meet travel needs through 
other modes of transportation 

FINDING: As discussed above, the proposal will not significantly affect transportation 
facilities, this standard does not apply.  

VI. CONCLUSION AND RECOMMENDATIONS 
 

STAFF RECOMMENDATION 
Staff recommends that the Commission make a recommendation to City Council for 
adoption of the zone change by Ordinance 2-2020 and Ordinance 3-2020. Suggested 
motion for the Commission: 
 

“Move to recommend that City Council approve 2019-60-ZC-CPA and adopt 
Ordinances 2-2020 and 3-2020.” 

 
PLANNING COMMISSION ALTERNATIVES 

A. Recommend City Council adoption of draft Ordinance 2-2020 and Ordinance 3-
2020, based on the staff findings in this report. 

B. Recommend City Council adoption of Ordinance 2-2020 and Ordinance 3-2020, 
with revised findings. 

C. Continue the Public Hearing if additional information is needed. 
 



 
                                       

 

 

ORDINANCE 
 (02-2020) 

 
 

AN ORDINANCE AMENDING THE CITY OF FAIRVIEW ZONING MAP FROM 
CORRIDOR COMMERCIAL TO GENERAL INDUSTRIAL FOR CERTAIN 

PROPERTIES LOCATED ON NE SANDY BOULEVARD & NE 230TH AVENUE 
 
WHEREAS, the City of Fairview has previously adopted and acknowledged a Comprehensive Plan 
in compliance with Statewide Planning Goals; and 
 
WHEREAS, the applicant submitted an application to amend the Zoning Map designation from 
Corridor Commercial to General Industrial for the following tax lots: Map Reference Number Map 
1N3E27B-001100 (6.68 acres; 23012 NE Sandy Blvd.); and 1N3E27AC-0100 (0.53 acres) (the 
“Subject Property”);  
 
WHEREAS, the Planning Commission found that the applicant demonstrated compliance with 
Fairview Municipal Code sections 19.205, Amendments, and 19.470 Land Use District Map and 
Text Amendments, as well as applicable Statewide Planning Goals; and 
 
WHEREAS, the City Council has received from the Planning Commission its recommendation and 
adopted findings, together with the full staff report and background materials, and has fully reviewed 
and considered the same; and  
 
WHEREAS, on [            ] the City Council adopted Ordinance 03-2020 amending the 
Comprehensive Plan Map for the subject parcels; and  
 
WHEREAS, based upon its review and analysis of the Planning Commission’s recommendations 
and findings, its own review of the staff reports, input received and consideration of all pertinent 
materials as submitted.  
 
 
NOW, THEREFORE, THE CITY OF FAIRVIEW ORDAINS AS FOLLOWS:  
 
Section 1 The Zoning Map is amended by changing the zoning designation of the Subject 
Properties from the “Corridor Commercial” to “General Industrial”. 
 
Section 2 In support of its decision, the City Council adopts the findings contained in the Staff 
Report dated January 21, 2020 (the “Staff Report”). As further support, the City Council makes the 
additional findings: 
 

A. The City of Fairview presently has a Comprehensive Plan adopted and acknowledged for 
compliance with Statewide Land Use Goals. 
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B. The proposed zoning amendment involves two lots with a combined area of 7.21 acres 

as shown on Exhibit “A” attached hereto. 
C. The applicable criteria in the Fairview Municipal Code and the relevant policies of the 

Fairview Comprehensive Plan have been satisfied, as demonstrated in the adopted 
findings of the Staff Report and the record of the public hearings conducted by the 
Planning Commission and City Council. 

 
 
 
Ordinance adopted by the City Council of the City of Fairview, this [date] day of [month], 2020. 
 
 
 
 
 ________________________________ 
 Mayor, City of Fairview 
 Brian Cooper  
 
 
ATTEST 
 
 
_________________________________ ________________________________ 
City Recorder, City of Fairview Date 
Devree Leymaster 

 
 



 
                                       

 

 

ORDINANCE 
(03-2020) 

 
 

AN ORDINANCE AMENDING THE CITY OF FAIRVIEW COMPREHENSIVE PLAN 
MAP FROM COMMERCIAL TO GENERAL INDUSTRIAL FOR CERTAIN 

PROPERTIES LOCATED ON NE SANDY BOULEVARD & NE 230TH AVENUE 
 
WHEREAS, the City of Fairview has previously adopted and acknowledged a Comprehensive Plan 
in compliance with Statewide Planning Goals; and 
 
WHEREAS, the Comprehensive Plan is not a static document, but rather an essential part of an 
on-going process to develop land use planning to reflect the community’s changing conditions, 
needs and desires; and 
 
WHEREAS, Fairview Comprehensive Plan, Chapter 2, Policy 7 provides opportunity to citizens of 
Fairview, affected governmental agencies, interested and affected persons, to review Plan changes; 
and; 
 
WHEREAS, the applicant submitted an application to amend the Comprehensive Plan Land Use 
designation from Commercial to General Industrial for the following tax lots: Map Reference 
Number Map 1N3E27B-001100 (6.68 acres; 23012 NE Sandy Blvd.); and 1N3E27AC-0100 (0.53 
acres) (the “Subject Property”) (the “Subject Property”); and  
 
WHEREAS, the application was reviewed by the Planning Commission at a public hearing on 
January 28th, 2020 after giving due notice in the manner required by law and prescribed in the 
Fairview Comprehensive Plan; and  
 
WHEREAS, the Planning Commission found that the applicant demonstrated compliance with 
Comprehensive Plan and Fairview Municipal Code sections 19.205, Amendments, and 19.470 Land 
Use District Map and Text Amendments, as well as applicable Statewide Planning Goals; and 
 
WHEREAS, the City Council has, pursuant to notice duly given in accordance with applicable law, 
held an additional public hearing concerning this proposed Comprehensive Plan Map change on [   
], at which time all interested persons were given opportunity to be heard;  
 

1. WHEREAS, based upon its review and analysis of the Planning Commission’s 
recommendations and findings, its own review of the staff reports, input received and 
consideration of all pertinent materials as submitted; 
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NOW, THEREFORE, THE CITY OF FAIRVIEW ORDAINS AS FOLLOWS:  
 
Section 1 The Comprehensive Plan Map is amended by changing the Subject Property from 
the “Commercial” land use designation to the “General Industrial” land use designation, as depicted 
in Exhibit A. 
 
Section 2  In support of its decision, the City Council adopts the findings contained in the 
Staff Report dated January 21, 2020 (the “Staff Report”). As further support, the City Council makes 
the additional findings: 
 

A. The City of Fairview presently has a Comprehensive Plan adopted and acknowledged for 
compliance with Statewide Land Use Goals. 

B. The proposed Plan amendment involves two lots with a combined area of 7.21 acres as 
shown on Exhibit “A” attached hereto. 

C. The applicable criteria in the Fairview Municipal Code and the relevant policies of the 
Fairview Comprehensive Plan have been satisfied, as demonstrated in the adopted 
findings of the Staff Report and the record of the public hearings conducted by the 
Planning Commission and City Council. 

 
 
Ordinance adopted by the City Council of the City of Fairview, this date] day of [month], 2020. 
 
 
 
 
 
 ________________________________ 
 Mayor, City of Fairview 
 Brian Cooper  
 
 
ATTEST 
 
 
_________________________________ ________________________________ 
City Recorder, City of Fairview Date 
Devree Leymaster 
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I. PROJECT SUMMARY

Owner/Applicant: Townsend Farms, Inc. 
Michael E. Townsend and Kerry Rea 
23400 NE Townsend Way 
Fairview, OR 97024 

Applicant’s Representative/ Mackenzie 
Project Contact: Lee Leighton, Land Use Planner 

lleighton@mcknze.com 
1515 SE Water Avenue, #100 
Portland, OR 97214 
P: (503) 224-9560 
F: (503) 228-1285 

Site Address: 23012 NE Sandy Boulevard 
The project site is located on the south side of NE Sandy 
Boulevard near the intersection of NE 230th Avenue. 
The site comprises two tax lots, as noted below.  

Lot Size: Two parcels with a combined area of 7.21 acres. 

Tax Map/Lots: 1N 3E 27B, Tax Lot 1100, 6.68 acres (290,980.8 SF) 
1N 3E 27AC, Tax Lot 100, 0.53 acres (23,086.8 SF) 

Comprehensive Plan: Commercial 

Zoning: Corridor Commercial 

Request: This application requests approval of amendments to 
the Comprehensive Plan Map and Land Use District Map 
to rezone the site from Corridor Commercial (CC) to 
General Industrial (GI).  

A Comp Plan Text Amendment is also included, to 
remove the intersection of NE 223rd and Sandy 
Boulevard from a list of preferred commercial 
development locations. 

Applicable Criteria: Fairview Comprehensive Plan 
Fairview Development Code 
Metro Urban Growth Management Functional Plan 
Oregon Statewide Planning Goals 
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II. INTRODUCTION AND PROPOSAL

Introduction 

Motivated by regional and local market factors, this application proposes re-designation and rezoning of 
two parcels near NE 230th and NE Sandy Boulevard in Fairview, Oregon, to facilitate future development 
and economic use. The proposal also includes a Comp Plan Text Amendment to remove the intersection 
of NE 223rd and Sandy Boulevard from a list of preferred commercial development locations, for 
consistency with the proposed Industrial re-designation. 

These parcels were previously designated for industrial development. Based on anticipated market 
trends of the early 2000s, they were re-designated for commercial uses in 2007; however, the subject 
lots have been vacant or minimally developed over the past 12 years, even as much of the Portland 
metropolitan region has experienced dramatic growth. The owner believes the commercial zoning of the 
subject properties has not been appropriate for the market; and, as a result, they have failed to reach 
their development potential.  

NE Sandy Boulevard is a key transportation facility in this area, connecting to I-84 and other regional 
routes, forming a circulation network planned to accommodate large users. Additionally, this proposal is 
consistent with the Sandy Boulevard Refinement Plan (included as Exhibit B).  

This proposal for industrial re-designation will foster development to provide employment opportunities 
and efficient use of land within Fairview, consistent with Fairview, Metro, and State goals. 

Site Description 

The site consists of two parcels located on the south side of NE Sandy Boulevard at the NE 230th Avenue 
T-intersection. The Tax Lots are 01100 of map 1N3E27B, and 01000 of map 1N3E27AC. Tax Lot 01100 at
the west is the larger of the two lots at 6.68 acres. Tax Lot 01000 is a thin tract of land with a width of
about 30' along NE Sandy Boulevard.

The site is relatively flat, sloping from a high point of about 72' in elevation at the southeast corner to 
50' at the north boundary line on NE Sandy Boulevard.  

The lots are currently zoned Corridor Commercial (CC) and have a Commercial Comprehensive Plan 
designation. Tax Lot 01100 is generally vacant and has recently been used for truck parking. Tax Lot 
01000 is vacant and unused. 

Adjacent properties to the west and north are zoned General Industrial (GI). The property to the south, a 
strip of land that is part of Interstate 84, is owned by the Oregon Department of Transportation (ODOT) 
and zoned Corridor Commercial (CC). To the east, Tax Lot 01000 abuts Wood Village Multi Residential 
2,000 (MR2) zoning along most of its boundary line, with Wood Village Commercial/Industrial (C/I) 
zoning abutting the northern roughly one-quarter of the eastern property line of the site.   

Figure II.1 below shows an aerial map of the site and tax lots. The maps in Exhibits D and E highlight the 
site and show the existing zoning and Comprehensive Plan designations.  
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Figure II.1 Site Aerial 

 

Relevant Land Use History 

▪ Across NE Sandy Boulevard to the north of the subject property, in the year 2000 the decision in 
99-033-ZC/CUP/LL rezoned the Townsend Business Park site from Agricultural Holding to M-2, 
General Manufacturing (corresponding to the current General Industrial zone). The site was 
designated Light Industrial by the Comprehensive Plan at the time. That application also 
included a conditional use permit and lot line adjustment. The conditional use permit functioned 
as a type of Planned Development and designated specific lists of uses for the Townsend 
Business Park site. Only light industrial uses were allowed along NE 223rd Avenue adjacent to 
residential development. The conditional use permit also allowed a wide variety of commercial 
uses on 22.4 acres of that site along Sandy Boulevard. Metro's Functional Plan limits commercial 
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uses within industrial areas to a maximum size of 60,000 SF. This maximum size was imposed as 
part of the conditional use permit for the commercial uses. 

▪ In 2007, decisions 06-60-ZC and 06-61-CPA rezoned and re-designated the subject property (as 
well as 1N3E27B lots 300 and 1004) from Industrial to Commercial. Additionally, this decision 
approved two crossings of No Name Creek and changed the Metro Title 4 Map by removing and 
adding some of the lots as Title 4 Industrial Land.  

▪ In 2017, decision 2017-35-CPA-ZC re-designated properties to the north (across Sandy) and west 
of the subject property from Commercial to General Industrial.  

Market and Economic Context 

The subject lots were designated for commercial use in 2007, when market forces appeared to indicate 
they would be in demand for commercial users. Since that time, the owners have sought out 
development opportunities, primarily for commercial uses; however, over the past 12 years, the market 
has undergone significant changes including the recession of the late 2000s and changes in the market 
for retail development. In the current market, there is more demand for industrial users in this area, and 
the site’s key location with convenient access to I-84 makes it attractive to industrial development. The 
marketing of the properties as commercial has resulted in very limited sales leads, let alone offers. 

Proposal 

The subject application seeks concurrent approvals of a Comprehensive Plan Map Amendment and Land 
Use District Map Amendment, which are necessary to re-designate the site from its current Corridor 
Commercial (CC) district and Commercial comprehensive plan designation to General Industrial (GI) 
district and comprehensive plan designations.  

Land Use District Classifications  

The site is currently zoned CC. 

Corridor Commercial (CC) District: The corridor commercial district is intended to allow auto-
accommodating commercial development while encouraging walking, bicycling, and transit. The 
district allows a full range of retail and service businesses with a local or regional market. 
Industrial uses are allowed but are limited in size to avoid adverse effects and ensure that they 
do not dominate the character of the commercial area. The district’s development standards 
promote attractive development, an open and pleasant street appearance and compatibility 
with adjacent residential areas. Development is intended to be aesthetically pleasing for 
motorists, transit users, pedestrians, and the businesses themselves. 

The subject property was zoned for commercial uses in 2007, and the Applicant has offered and 
marketed the property for commercial development since that time; yet, the properties have not been 
desirable for commercial developers (despite market and economic changes over the past 12 years). 
This proposal requests rezoning to GI so the properties can be developed for employment or industrial 
uses. 

General Industrial (GI) District: This district is intended for a broad range of uses, which can be 
located in areas where they do not directly affect the livability of residential neighborhoods and 
the quality and viability of commercial areas in the city. This district provides for the normal 
operation of an industry, which can meet and maintain the standards set in this section in order 
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to reasonably protect nearby residential and commercial districts. The general industrial district 
accommodates a range of light and heavy industrial land uses. It is intended to segregate 
incompatible developments from other districts, while providing a high-quality environment for 
businesses and employees. This chapter guides the orderly development of industrial areas based 
on the following principles: 

A. Provide for efficient use of land and public services; 

B. Provide transportation options for employees and customers; 

C. Provide appropriate design standards to accommodate a range of industrial users, in 
conformance with the Comprehensive Plan. 

Approval of the zone/designation change from Corridor Commercial to General Industrial will allow for 
market-supported development of the subject site, providing for efficient use of land within Fairview.  

Vacant Land 

The latest available City of Fairview land inventory data (April 2017, updated to include the Townsend 
Business Park zone change approved that year) provide the basis for the following findings. As of 2017, 
the City had 261.2 acres of vacant land within the City limits. Of that, 14.4% was zoned for commercial 
uses, and 42.1% for industrial uses. Following this proposed zone change, Fairview will maintain a 
significant amount of vacant commercial land (11.6% of its total buildable land area) and will still be able 
to carry out its Comprehensive Plan policies of providing adequate land to meet local needs for access to 
products and services. Following approval of this proposal, 30.4 AC of commercially zoned land will 
remain in Fairview. 

As the site has not been viable or desired for commercial use over the past 12 years, evidence suggests 
this particular site is not appropriate for commercial use, so the re-designation of commercially zoned 
land for employment/industrial use at this specific location will not be detrimental to the City’s 
commercial development goals.  

Overall, the proposed change will increase Fairview’s vacant industrial buildable land inventory from 110 
acres/42.1% to 117.2 acres/44.9%. While this is a significant portion of the vacant land inventory, 
industrial uses as a class require larger sites than do commercial or residential uses, and they support 
economic-based activities and corresponding employment opportunities, so this is an appropriate 
allocation. As shown in the vacant land map in Exhibit C to this application, the subject properties will be 
adjacent to other industrial parcels and will provide additional vacant industrial land parcels along NE 
Sandy Boulevard, which provides convenient access to I-84 via the NE 238th Drive exit. 

 

TABLE II.1 VACANT LAND BY ZONE (2017 DATA) 

Zone 
Current Area 

(AC) 
Current Area (% 
of Total Vacant) 

Proposed Area 
(AC) 

Proposed Area 
(% of Total 

Vacant) 

General Industrial (GI) 109.8 42.0% 117 44.8% 

Light Industrial (LI) 0.2 0.1% 0.2 0.1% 

Industrial Total 110.0 42.1% 117.2 44.9% 
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TABLE II.1 VACANT LAND BY ZONE (2017 DATA) 

Zone 
Current Area 

(AC) 
Current Area (% 
of Total Vacant) 

Proposed Area 
(AC) 

Proposed Area 
(% of Total 

Vacant) 

Residential (R) 0.0 0.0% 0.0 0.0% 

Residential Community Service 
Parks (R/CSP) 

13.7 5.3% 13.7 5.3% 

Residential Multi-Family (R/MF) 2.1 0.8% 2.1 0.8% 

Residential Total 15.8 6.0% 15.8 6.0% 

Corridor Commercial (CC) 15.0 5.7% 7.8 3.0% 

Town Center Commercial (TCC) 19.6 7.5% 19.6 7.5% 

Village Commercial (VC) 0.0 0.0% 0.0 0.0% 

Village Mixed Use (VMU) 0.0 0.0% 0.0 0.0% 

Village Office (VO) 3.0 1.1% 3.0 1.1% 

Commercial Total  37.6 14.4% 30.4 11.6% 

Agricultural Holding (AH) 97.8 37.5% 97.8 37.5% 

Agricultural Total 97.8 37.5% 97.8 37.5% 

TOTAL VACANT LAND 261.2 100.0% 261.2 100.0% 
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III. APPROVAL CRITERIA 

Comprehensive Plan 

Chapter 2 Citizen Involvement 

Policies 

7. The citizens of Fairview and any affected governmental units will be given an opportunity to 
propose Plan changes for review and comment on any proposed Plan changes in accordance 
with the following procedures: 

D. The following criteria will be used to establish the justification of a proposed plan 
amendment or zone change: 

(1) Demonstration of compliance with all applicable comprehensive plan policies 
and map designations. Where this criterion cannot be met, a comprehensive 
plan amendment shall be a prerequisite to approval. 

Response: The proposed land use district (GI) is not consistent with the current 
Commercial Comprehensive Plan designation. Thus, a comprehensive plan map 
amendment is also required, and proposed concurrently through this application. The 
applicant has provided evidence and findings responding to all applicable 
comprehensive plan policies in this report and supporting documentation. This standard 
is met.  

(2) Demonstration of compliance with all applicable standards and criteria of the 
Fairview Development Code, and other applicable ordinances. 

Response: Standards of the Fairview Development Code for amendments and land use 
district map amendments are addressed in this narrative. The Applicant has cited and 
addressed the relevant Fairview Comprehensive Plan policies, Oregon statewide goals, 
and applicable provisions of the Metro Urban Growth Management Functional Plan. 

(3) Evidence of change in the neighborhood or community or a mistake or 
inconsistency in the comprehensive plan or land use district map regarding the 
property, which is the subject of the application. 

Response: The subject site was designated for commercial use in 2007. Since that time, 
the properties have been marketed for commercial development. The owners have 
sought out development opportunities for more than 12 years, primarily for commercial 
uses, but over that time the market has undergone significant changes including the 
recession of the late 2000s and changes in the market for retail and industrial 
development. The 2007 rezoning/re-designation was a mistake to the extent that its 
assessment of demand for commercial land at this location has not resulted in market-
based development activity in the 12 years since. This standard is met.  

(4) Demonstration of compliance with the Fairview Transportation System Plan. 
Response: The Fairview Transportation System Plan includes goals that encourage a 
safe, convenient, and efficient transportation system. The rezoning of the subject site 
from commercial to industrial will allow land uses that, as a class, produce significantly 
lower trip generation rates, so development following the rezone will likely have a lesser 
impact on the transportation system than would development under the existing 
commercial zoning. (See Exhibit G for traffic letter with further information.) 
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IV. COMPREHENSIVE PLAN COMPLIANCE 

Applicable policies of the Fairview Comprehensive Plan are addressed below, to demonstrate the 
project’s compliance with approval criterion 2.7.D(2) from the Fairview Comprehensive Plan 
(compliance with applicable ordinances). 

Chapter 3 Community Building 
Response: The goal of this chapter is to provide sufficient land and orderly development, including 
through reserving large, flat parcels near freeway and rail for industrial uses.  

This chapter also identifies goals for the Sandy Boulevard Area, in which the subject site is located. In 
2001, the City developed the Sandy Boulevard Refinement Plan, which provides clear objectives for 
transportation improvements including road, bicycle, and pathway improvements to be constructed 
with commercial and industrial development. This plan also identified areas for future land uses; 
commercial uses were anticipated to be developed near the subject site. However, this plan also stated,  

The N.E. 223rd Avenue and Sandy Blvd. intersection should be used as a dividing line for land 
uses within the corridor. To the west of the intersection uses should be predominantly residential 
with some neighborhood-oriented service commercial, incubator office and light industrial. To 
the east of the intersection, industrial uses should dominate, with some destination retail 
commercial near the intersection of N.E. 238th Avenue. 

Consistent with this vision, the proposed amendment will allow industrial uses east of NE 223rd, and will 
not preclude “some” retail near the intersection of NE 238th Avenue.  

Most of the Chapter 3 Community Building policies do not apply, but all are addressed below. 

Policies 

1. A planning area boundary has been defined around the City of Fairview enclosing land area 
sufficient to accommodate the city’s foreseeable land needs (see Figure 3-A). Agreements have 
been reached with the cities of Troutdale and Wood Village, and with Metro and Multnomah 
County to assure coordination with each jurisdiction as comprehensive plans are modified in the 
future. 

Response: The subject site is located within the City of Fairview, and this proposal does not affect the 
City’s ability to coordinate with other jurisdictions. This policy does not apply.  

2. The City Council will only amend the planning area boundary in accordance with regional and 
state requirements. 

Response: No amendments to the planning area boundary are requested or needed. This policy does 
not apply.  

3. Land within the planning area boundary will support a mix of residential, commercial, industrial, 
and recreation/open space uses. 

Response: This application will change 7.21 AC of commercial land within Fairview to an industrial 
designation. Many acres of land will remain available for residential, commercial, and recreational/open 
space use (including tens of vacant acres in those categories, as summarized in Table II.1 of this 
narrative). This policy can be implemented following the proposal.  
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4. New residential development will generally be of moderate overall density… 
Response: No residential designation or development is proposed or anticipated following this proposal, 
which has no effect on residentially-designated land areas. This policy does not apply.  

5. Retail and service commercial businesses serving clientele from the planning area and nearby 
locations will be encouraged to develop in the Town Center and arterial corridor commercial 
areas, as well as in clusters along 223rd Avenue at Halsey Street and Sandy Boulevard. Off-street 
parking will be required. Existing commercial establishments not located in areas designated by 
the Plan for commercial use will be allowed to continue, but will only be permitted to expand 
beyond their present sites upon Planning Commission approval. 

Response: The subject site is not located near NE 223rd Avenue and does not affect the ability of retail 
and service commercial businesses to meet this goal at other, more preferable locations. This policy 
does not apply.  

6. Village Commercial, Mixed Use, and Office… 
Response: This proposal does not affect any Village Commercial, Mixed Use, or Office areas. This policy 
does not apply.  

7. Additional commercial or industrial development will be sought on land parcels scattered along 
the I-84N/Union Pacific Railroad/Sandy Boulevard corridors. These areas are suitable for 
industrial development. Site plans for industrial development proposals will be reviewed by the 
Planning Commission to evaluate the relationship to adjoining land uses. 

Response: The subject site is located along the Sandy Boulevard corridor, and this proposal will allow 
industrial development in this location. The proposal supports this policy.  

8. Suitable sites for parks will be purchased and developed where feasible and consistent with the 
Parks Master Plan. 

Response: The site does not contain any land identified as suitable for parks. This policy does not apply.  

9. New urban development (e.g., residential subdivisions, commercial, or industrial) may only occur 
when the site is provided with public streets and it is determined that water, sanitary sewer, and, 
if required, storm drainage facilities, are available to the premises before or in conjunction with 
development. All new residences and businesses must connect to the public sewer system unless 
the development can demonstrate economic hardship and can meet all applicable state and 
federal water quality standards through alternate means. 

Response: The subject site has been identified as suitable for industrial or commercial development in 
regional and local planning since being included in the Metropolitan Urban Growth Boundary, and it is 
served by utilities and public streets. Future development will connect to public systems as required. 
The proposal to allow industrial development on the subject site supports this policy. 

10. The City of Fairview will assume jurisdictional responsibility for providing urban services to the 
area contained within the planning area boundary. Agreements with Multnomah County and the 
cities of Gresham, Troutdale, and Wood Village acknowledging the Fairview planning area 
provide the basis for on-going coordination with adjoining jurisdictions. Fairview will continue to 
coordinate with these jurisdictions, as well as the Reynolds School District, the Rockwood Water 
District, and other special districts in determining urban service areas and determining 
immediate growth and future urbanizable areas.  

Response: This proposal does not affect the City’s ability to provide urban services. This policy does not 
apply.  

EXHIBIT C 
2019-60-ZC-CPA



 

 10 

11. Urban services will be extended to land within the planning area in accordance with the Fairview 
Capital Improvements Plan. The City anticipates a balanced mix of land uses throughout the 
community to assure adequate housing, commercial services, job opportunities and 
recreation/open space for all residents. 

Response: The site is already served by urban services, and the proposed zone change does not affect 
the City’s provision of services. This policy does not apply.  

12.  In order to assure orderly development in conformance with the Comprehensive Plan, the City 
will adopt the following policies for annexation and development within the planning area 
boundary…. 

Response: No annexation is proposed. This policy does not apply.  

13. The City of Fairview will notify Multnomah County of any proposed annexations or service 
extensions beyond its corporate limits. 

Response: No annexation is proposed. This policy does not apply.  

14. The policies of this Comprehensive Plan will be implemented through the Development Code of 
the City of Fairview and other regulations and programs as appropriate. 

Response: This proposal, and future applications for development on the subject site, will be required to 
meet the standards of the Development Code. This policy is met.  

15. Fairview will coordinate with Metro as elements of the Regional Plan are formulated or amended 
that affect Fairview. This includes use of population projections. 

Response: This application does not affect the City’s ability to coordinate with Metro. This policy does 
not apply. 

Chapter 5 Open Spaces, Scenic and Historic Areas and Natural Resources 
Response: This chapter requires the City to conserve open space and protect natural and scenic 
resources. This proposal is for a change from Commercial to an Industrial designation which does not 
affect the City’s ability to conserve and protect open spaces, scenic and historic areas and natural 
resources.  

Most of these policies do not apply, but all are addressed below. 

Policies 
1.  Where a property contains a wetland, the Division of State Lands and/or a wetlands delineation 

expert shall be consulted prior to development.  
Response: The subject site does not contain any wetlands and no development is proposed. This policy 
does not apply.  

2.  Within identified resource areas conflicting uses shall be avoided or limited to better provide 
habitat for wildlife, visual diversity, maintain water quality and enhance the attractiveness and 
livability of the city. Where conflicting uses do affect the resource area, their impacts shall be 
reasonably mitigated.  

Response: No development or uses are proposed through this application. This policy does not apply. 
Portions of Lots 01100 and 01000 contain a mapped riparian buffer, and future uses will have to comply 
with this standard.  

3.  Allow Transfer of Development Rights and other mechanisms as necessary to protect land with 
highly valuable natural resources.  

EXHIBIT C 
2019-60-ZC-CPA



 

 11 

Response: No transfer of development rights is proposed or expected to be needed with this 
application. This policy does not apply. 

4.  Enforce compliance with provisions of the Riparian Buffer Overlay Zone, as part of the Fairview 
Municipal Code.  

Response: No development is proposed through this application. This policy does not apply. However, 
portions of Lots 01100 and 01000 contain a mapped riparian buffer, and therefore future development 
will have to comply with Riparian Buffers.  

5.  Bolster the Significant Environmental Concern Overlay Zone provisions in the Fairview Municipal 
Code to protect natural resources.  

Response: The change from a Commercial to an Industrial designation and zoning has no effect on the 
applicability of Significant Environmental Concern Overlay areas and regulations, with which future 
development will be required to comply. This policy does not apply. 

6.  Public access to highly sensitive habitats shall be limited either seasonally or permanently to 
reduce serious impacts on wildlife.  

Response: The site does not contain any highly sensitive habitats, and no development or impacts are 
proposed. This policy does not apply. 

7.  All new lands protected by riparian buffers, conservation easements and mitigation shall allow 
public access wherever practical and according to the sensitivity of the natural resource. 

Response: No development is proposed through this application and no “new lands” will be added to 
the City. This policy does not apply.  

Chapter 6 Resources Quality 
Response: This chapter requires the City to maintain and improve air, water, and land resources quality 
by not contributing to contaminant loading of these resources in excess of Federal and State-mandated 
limits. No development is proposed through this application and the proposed amendments will not 
have an impact on air, water, and land resource quality. Any future development on site will be required 
to comply with local, state, and federal laws and limits.  

Most of these policies do not apply, but all are addressed below. 

Policies 
1.  Fairview shall remain informed about the status of the federal Ground Water Rule (GWR) and 

begin developing a compliance strategy to address the future promulgation of the GWR.  
Response: This proposal does not affect the City’s compliance with the GWR. This policy does not apply. 

2.  Development within the Wellhead Protection Area shall be required to comply with the Wellhead 
Protection Ordinance.  

Response: The site is located within the Columbia South Shore Well Field – Wellhead Protection Area, 
but no development is proposed. This policy does not apply to this application, but future development 
will be required to comply with the ordinance. 

3.  Development and earth disturbing activities shall follow the City Erosion Control Ordinance.  
Response: No development is proposed. This policy does not apply to this application, but future 
development will be required to comply with the Ordinance. 
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4.  Fairview shall continue to participate with Metro in regional commercial and residential 
recycling and waste prevention campaigns.  

Response: This proposal does not affect the City’s participation in Metro programs. This policy does not 
apply. 

5.  All residences and businesses must be connected to the public sewerage system.  
Response: No development or buildings are proposed. This policy does not apply to this application, but 
future development will be required to comply with this requirement. 

6.  Present DEQ air quality maintenance programs will be supported. Proposed developments within 
the City of Fairview potentially affecting air quality will be referred to the DEQ.  

Response: No development is proposed. This policy does not apply to this application, but future 
development will be required to comply with DEQ requirements. 

7. New development shall not be approved where such development will violate noise standards 
adopted by the Department of Environmental Quality, or is otherwise not compatible with the 
character of the area or the adjoining neighborhoods.  

Response: No development is proposed. This policy does not apply to this application, but future 
development will be required to comply with DEQ requirements. 

8.  Fairview should continue to be involved in airport planning discussions and register noise 
complaints with the Port of Portland regarding the Troutdale and Portland airports. 

Response: This proposal does not affect the City’s involvement in Port discussions. This policy does not 
apply. 

Chapter 9 Economic Development 
Response: This policy encourages the City to diversify and improve the Fairview area economy through 
strategies such as complying with Title 4 of Metro’s Urban Growth Management Function Plan, which 
serves to preserve and protect industrial and employment lands throughout the region. This goal will be 
met with the proposed amendment by allowing industrial development on the subject site. 

Most of these policies do not apply, but all are addressed below. 

Policies 
1.  Encourage commercial development commensurate with the products and service needs of 

planning area residents and other residents of the local economic market area.  
Response: The subject site has been zoned for commercial uses since 2007, yet has not been desirable 
for commercial developers (despite market and economic changes over the past 12 years, as described 
previously). This proposal will designate the subject site for primarily industrial uses instead of 
commercial; but since the site has been marketed for commercial development since 2007 without 
success, evidence indicates the conversion will not represent a loss of usable, market-viable commercial 
land. Through this change, the City of Fairview can better encourage commercial development 
“commensurate with the…needs of…residents” within the City’s remaining land areas in commercial 
zones, while also providing land for industrial uses whose employees and clients will support existing 
and future commercial development. 

Separately, there will remain 30.4 acres of vacant commercially zoned land (Corridor Commercial [CC] 
and Town Center Commercial [TCC], primarily along NE Sandy Boulevard and NE Halsey Street, plus 
some Village Office [VO]), not including commercially zoned sites that could be redeveloped. The 
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remaining vacant developable commercially zoned land will represent 11.6% of the City’s vacant land, 
only a 2.8% change from the existing 14.4% figure.  

For the reasons provided above, the proposed designation change is consistent with this policy.  

2.  Focus commercial development at sites along arterial and collector streets as identified on the 
Plan Map.  

Response: The City’s current zoning map implements this policy by concentrating TCC and CC zones 
around NE Sandy Boulevard (Minor Arterial), NE Halsey Street (Minor Arterial), and NE 223rd Avenue 
(Major Collector). While this policy appears to be partially met by the existing commercial zone at the 
subject site, the market has not supported commercial development at this location. Continuing the 
commercial zoning (and likely vacancy) of these parcels will not implement this policy. It is more 
appropriate to continue the focus for commercial development in other areas, such as along NE Halsey 
at 223rd, and along Fairview Parkway at NE Halsey and NE Sandy. This policy will continue to be met 
following the zone change.  

3.  All commercial development shall have off-street parking consistent with local and mandated 
regional standards.  

Response: No commercial development is proposed through this application or will be proposed on the 
subject site. This policy does not apply to the proposed zone change.  

4.  Existing commercial establishments located in areas the Comprehensive Plan Map designates as 
non-commercial will be permitted to continue but not expand.  

Response: There are no existing commercial establishments on the subject site. This policy does not 
apply to the proposed zone change.  

5.  All industrial uses, which abut residential uses, shall be screened from the residential uses. 
Where possible, access to industrial uses will be prohibited from residential streets.  

Response: No industrial uses are proposed through this application. There is an existing mobile home 
park to the east of Tax Lot 01000. Future development on Lot 01000 will have to comply with screening 
standards, and no residential street is stubbed to the subject property such that access could come from 
that direction. This policy does not apply directly to the proposed zone change – it provides guidance for 
screening and protecting residential areas when development occurs, which will come into play when 
development is proposed.  

6.  The City shall emphasize the enhancement of the tax base in its economic development activities 
in order to better provide adequate services to its population.  

Response: Approval of the zone/designation change from Corridor Commercial to General Industrial will 
better support market-supported development of the subject site, thus enhancing the City’s tax base. 
Since there has not been adequate demand to achieve commercial development of the properties over 
the past 12 years, and currently there is more demand for industrial uses in this area than commercial, it 
is reasonable to conclude that the properties will not be developed for commercial uses in the near 
future, and that their development prospects will be improved with Industrial designation. Leaving the 
Commercial designation in place is likely to continue deferral of more intensive development and use of 
the properties, thus not adding to the tax base. The zone change will set the stage for a quicker and 
more likely enhancement of the tax base. This policy will be met by the proposed change.  
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7.  The “Commercial Core” along Halsey Street and 223rd Avenue is to be reflective of a “Main 
Street” design. This area is part of the overall Regional Town Center commercial development 
that includes both Fairview’s Town Center along Market and Village Streets and Wood Village’s 
Town Center focused near the intersection of Park Lane and Wood Village Boulevard.  

Response: The subject site is not near the Commercial Core area. This policy does not apply directly; 
however, eliminating the subject sites as a potentially competing alternative commercial development 
location is likely to help concentrate and focus commercial activities in the preferred locations. 

8.  Commercial development along Sandy Boulevard will be focused in two centers at 207th, and 
223rd. The focus of these centers is on providing services to the neighboring residential and 
industrial activities (updated language per Ordinance 06-2017).  

Response: This policy was added to the Comprehensive Plan in 2003 (and modified in 2017), following 
the zone change for Lot 110 which is north of the site. The current zoning map allows for commercial 
uses in the Corridor Commercial zone at the subject site, though this kind of development has not 
materialized. This proposal requests a zone change and re-designation to the General Industrial Zone 
(FMC 19.85.080), which allows for some commercial development (up to 5,000 SF by right, or more as a 
Conditional Use). This zone change is better aligned with the City’s goals for the area and the Sandy 
Boulevard Refinement Plan: 

The N.E. 223rd Avenue and Sandy Blvd. intersection should be used as a dividing line for land 
uses within the corridor. To the west of the intersection uses should be predominantly residential 
with some neighborhood-oriented service commercial, incubator office and light industrial. To 
the east of the intersection, industrial uses should dominate, with some destination retail 
commercial near the intersection of N.E. 238th Avenue. 

For the reasons discussed above, and taking into account the proposed amendment of the text of this 
Policy, the proposed designation change will be consistent with this Policy. 

9.  Compatible light industry will be allowed in the Sandy Boulevard Corridor Commercial Areas. 
Heavier industrial development shall be reviewed through the conditional use process and must 
demonstrate an ability to meet City standards and policies for locating near residential 
development.  

 
Response: No development is proposed through this application. While this policy currently applies to 
the subject site, this request will change the site’s zoning from Corridor Commercial to General 
Industrial, thus removing it from the “Sandy Boulevard Corridor Commercial Areas” category noted 
above. Thus, this policy will not apply to the subject site following the zone change. Additionally, it does 
not appear that Sandy Boulevard Corridor Commercial Areas is a defined category or that any formal 
process is required to remove the site from it, following the zone change.  

10.  Consistent with the Blue Lake Master Plan, a recreationally oriented commercial development 
that serves visitors and neighbors may be located in the Blue Lake Park area.  

Response: This application does not include any land in the Blue Lake Park area. This policy does not 
apply. 

11.  Further reduction of the wetlands area near Halsey, to the west of Target, to provide for 
commercial development shall not be permitted.  

Response: This application does not include any land in this area. This policy does not apply. 
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12.  A “gateway” concept for commercial development near I-84 will be considered. No development 
that substantively changes the existing quality of life in adjoining neighborhoods will be 
approved.  

Response: The subject site is separated from I-84 by a large tract owned by ODOT (approximately 100’ 
wide at the narrowest point), and it is approximately 40’ lower in elevation than the highway. The site 
does not abut any north-south streets that connect to I-84 and could serve a “gateway” function. The 
site does abut residential development to the east, and future development will have to comply with 
applicable buffering, screening and other requirements to ensure quality of life for adjoining neighbors. 
However, no development is proposed through this application. This policy does not apply. 

13.  Fairview will continue to be an active partner in the coordinated and compatible development of 
the commercial and industrial lands in East Multnomah County.  

Response: This proposal will facilitate future industrial development and will not affect the City’s 
partnership with other jurisdictions in East Multnomah County regarding coordinated and compatible 
development. This policy does not apply. 

14.  City land use regulations will comply with Title 4 of Metro’s Urban Growth Management 
Function Plan, which serves to preserve and protect industrial and employment lands throughout 
the region. See Figure 9-C Fairview Adopted Title 4 Industrial and Employment lands map for an 
illustration of all Title 4 lands in Fairview.  

Response: The subject site is not included in Figure 9-C Title 4 Lands, and no changes are proposed to 
City land use regulations implementing Title 4. This policy does not apply. 

Chapter 11 Public Facilities and Services 
Response: This policy requires the City to provide public facilities and services in an efficient and orderly 
way, coordinated with locations for future development. The subject site has been designated for 
development since 2000 (and commercial uses, likely more intensive than the industrial uses following 
this proposal, since 2003). The City has determined the site can be served by public facilities and 
services. The proposed zone change and re-designation will not increase the impacts future 
development will have on public facilities and services.  

Most of these policies do not apply, but all are addressed below. 

Policies 
1.  No urban development shall occur without provision of essential public facilities and services.  
Response: The site is within the City boundary and Urban Growth Boundary (UGB). It has been planned 
for commercial development since 2007, and industrial development before that. The City of Fairview 
has determined that it can serve the site with essential facilities and services, most recently for 
commercial uses. No development is proposed with this application, but future development will be in 
industrial categories, which are generally less intensive with respect to City utility service needs than the 
commercial uses that are currently allowed. This policy can be met by future development following this 
proposal.  

2.  Public facilities and services shall only be provided in areas (1) designated for urban development 
by the Comprehensive Plan map (Figure 3-A); (2) indicated by the Metro regional facilities plans 
to be within Fairview’s jurisdiction; and (3) in accordance with policies set forth in the 
Community Building chapter of the Comprehensive Plan, Chapter 3.  

Response: The subject site is currently served by public facilities and services, and has been planned and 
approved for development by the City of Fairview for many years. This application does not affect the 
City’s provision of services to the site.  
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3.  Wherever possible utility facilities will be developed in a manner not dividing privately owned 
parcels of land.  

Response: No utility facility development is proposed with this application. This policy does not apply. 

4.  Development of the various types of public facilities and services will be coordinated to most 
effectively direct development to the areas and at the intensities desired. The Capital 
Improvements Plan is adopted as part of the Comprehensive Plan.  

Response: No development of public facilities or services is proposed with this application. This policy 
does not apply.  

5.  Public facility planning for essential water, sewer, storm drainage, and street facilities shall be 
based on public facility plans in accordance with OAR Division 11. Public facility plans shall 
provide the primary factual basis for capital improvement programming in the City.  

Response: The sites in this proposal have been part of the City and its service area, and have been 
planned for urban development since 2000. This proposal will not impact the City’s public facility plans. 
This policy does not apply. 

6.  The City shall make every reasonable effort to facilitate a sound, fully coordinated public facility 
planning process throughout the Fairview planning area. Entities, other than the City, 
responsible for the planning and/or the provision of public facilities and services within the 
Fairview planning area are urged to cooperatively facilitate the provision of services in a manner 
consistent with the Fairview Comprehensive Plan.  

Response: This proposal will not impact the City’s public facility planning process. This policy does not 
apply. 

7.  As is feasible, incorporate, prioritize, and fund public improvement projects identified in city 
transportation, parks, neighborhood, Vision and other plans into the Fairview Capital 
Improvement Plan. 

Response: This proposal will not impact the City’s public improvement project funding. This policy does 
not apply. 

Chapter 12 Transportation Element  

The Transportation Policies and Actions of the Comprehensive Plan are set forth in the 2016 Fairview 
Transportation System Plan Volume 1[.] 
Response: This chapter (by way of the Transportation System Plan) includes goals that encourage a safe, 
convenient, and efficient transportation system. The rezone of the subject site from commercial to 
industrial will allow land uses with generally much lower trip generation rates; and development 
following the rezone will likely have a lesser impact on the transportation system than would 
development under the commercial zone. (See Exhibit G for traffic letter.)  

Most of these policies do not apply, but all are addressed below. 

Goal 1 - Livability 

Plan, design and construct transportation facilities in a manner that enhances the livability of Fairview. 
Response: Facilities are already planned and constructed around the subject site. The zone change of 
the site will not impact the City’s provisions of transportation facilities meeting this goal. This goal does 
not apply. Future development will construct or improve transportation facilities as required. 
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Goal 2 - Balanced Transportation Choices 

Provide legitimate choices for travelers in Fairview by developing a well‐connected and balanced 
transportation system for all modes of transportation. 
Response: The zone change of the site will not impact the City’s provisions of transportation choices. 
This goal does not apply. Future development will construct or improve transportation facilities as 
required. 

Goal 3 - Safety 

Strive to achieve a safe transportation system by developing facility design standards, access 
management policies and speed controls that consider all modes of transportation. 
Response: The zone change of the site will not impact the City’s design standards and transportation 
policies. This goal does not apply. 

Goal 4 - Performance-Based Management 

Manage the transportation system based on performance measures set and maintained by the city. 
Response: As explained in Exhibit G, the anticipated trip generation of future development will decrease 
following the zone change, as industrial uses will likely generate fewer trips than would commercial 
users. The transportation system has anticipated demand from commercial development of the subject 
site, and thus can also accommodate lesser demand from industrial development. This goal will be met 
by the re-designation. 

Goal 5 - Accessibility 

Develop transportation facilities that are accessible to all members of the community and minimize out 
of direction travel. 
Response: The zone change of the site will not impact transportation facilities. This goal does not apply. 
Future development will construct or improve transportation facilities as required.  

Goal 6 - Efficiency 

Provide for efficient movement of goods and services. 
Response: As explained in Exhibit G, the anticipated trip generation of future development will decrease 
following the zone change, as industrial uses will likely generate fewer trips than would commercial 
users. Thus, the proposed change may make transportation systems more efficient. Additionally, future 
developments will construct or improve transportation facilities as required based on their impacts. This 
goal can be met by the re-designation. 

Goal 7 - Coordination 

Implement the Transportation System Plan (TSP) in a coordinated manner. 
Response: The zone change of the site will not impact the City’s ability to implement the TSP. This goal 
does not apply.  

Goal 8 - Health 

Develop the transportation system to support healthy and active living choices for community members. 
Response: The zone change of the site will not impact the City’s development of the transportation 
system. This goal does not apply. Future development will construct or improve transportation facilities 
as required, such as with sidewalks and bike facilities which will support pedestrian and bicycle travel. 
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Chapter 13 Energy Conservation 
Response: This policy provides that the City will use land use planning and land development controls to 
conserve energy. The energy usage of future industrial development likely will not be significantly 
different than that of potential future commercial development currently allowed. This amendment 
implements this policy by allowing industrial and high-employment development near Fairview 
residents. Most of these policies do not apply, but all are addressed below. 

Policies 
1.  Support programs for household and industry energy conservation.  
Response: This proposal does not affect the City’s support of programs for energy conservation. This 
policy does not apply. 

2.  Pattern land use in the City to:  
A.  Place the highest intensity uses (e.g., commercial, multi-family housing) nearest the 

major area access routes (e.g., Halsey Street).  
Response: The subject site’s location along NE Sandy Boulevard has not been taken up by the 
market for commercial development since the prior re-designation in 2007. Most of the City’s 
commercially zoned land will remain along major access routes such as NE Halsey and 
NE Fairview Parkway. The subject site’s location, surrounded by other GI-zoned properties and 
on the eastern edge of the City far from the central core area, is appropriate for industrial uses. 
This policy can continue to be met by the City’s zoning and comprehensive plan maps following 
the proposed change. 

B.  Create compact development patterns to reduce the costs for and efficiency of energy 
supply facilities.  

Response: No development is proposed. However, the subject site is on the periphery of the 
City, but still relatively close to housing and other services; and the proposal will allow industrial 
and high-employment uses in this convenient location. This policy can be met following the 
proposed change.  

C.  Cluster retail sales and service offices adjacent to residential areas to reduce the walking 
or driving necessary to satisfy daily household needs.  

Response: The subject site’s location along NE Sandy Boulevard has not been desired for 
commercial development since the prior re-designation in 2007. Most of the City’s commercially 
zoned land will remain along major access routes such as NE Halsey and NE Fairview Parkway. 
This policy does not apply.  

3.  Support development of well defined, safe pedestrian and bicycle paths and street crossings from 
residential areas to schools, parks and recreation centers, and public buildings (e.g., City Hall, 
post office, library).  

Response: No development is proposed as part of this proposal, and therefore this policy does not 
apply. However, the subject site is adjacent to residential development to the east (located in Wood 
Village) and market conditions indicate that industrial, and not commercial, development would be 
more likely at this site. Notably, however, frontage improvements including sidewalk and bicycle lanes 
(if required in NE Sandy Boulevard) would be constructed with future development, contributing to 
construction of well-defined and safe pedestrian routes.  

4.  Consider efforts to plan and develop bicycle commuter routes in east Multnomah County.  
Response: This proposal does not affect potential bicycle commuter routes, or the City’s ability to 
implement this policy. 
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5.  Follow a program of phased development of new residential areas while encouraging infill 
development to make maximum and most efficient use of existing or newly created energy 
transmission facilities.  

Response: The subject site is not appropriate for residential use. This policy does not apply.  

6.  Support recycling and energy-recovery programs in solid waste disposal at the individual and 
citywide levels.  

Response: No users are proposed, and this policy is not precluded by allowing industrial instead of 
commercial use at the subject site. This policy does not apply.  

7.  Modify the Development Code when necessary to enforce land use patterns, building forms or 
siting practices which in common practice will reduce energy consumption or improve energy use 
efficiency.  

Response: It is the applicant’s understanding that the City has implemented this policy regarding the 
existing commercial allowance at the site, as well as industrial development at other sites. The proposed 
re-designation and zone change will not affect applicable policies of the Development Code. This policy 
does not apply to the proposed change, but can be met.  

8.  Support use of mass transit (Tri-Met) and carpooling when possible for work and shopping trips.  
Response: It is the applicant’s understanding that the City has implemented this policy in current 
development standards. The proposed re-designation and zone change will not affect the City’s ability to 
implement this policy.  

9.  Promote economic development in Fairview and neighboring cities to increase employment 
opportunities in the region and avoid long automobile commutes. 

Response: The proposal will allow for job-creating industrial development near residential zones and 
other development in Fairview, and near existing residential development in Wood Village. While 
commercial development allowed by the current designation and zoning would also allow jobs, the site 
has not been absorbed by the market for commercial development over the past seven years and will 
likely remain vacant, providing minimal employment opportunities, as compared to the jobs that can be 
created if the subject property is developed for industrial uses.  

Industrial activities are more likely to be “economic base” industries, selling products outside the region 
and bringing income in. Commercial activities, and particularly larger retail stores, provide jobs but 
typically deliver profits outside the region. Further, since commercial development is not expected to 
materialize on the subject site, future industrial operations will employ more people than the vacant 
site. The proposed re-designation and zone change will support this policy. 
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V. FAIRVIEW DEVELOPMENT CODE COMPLIANCE 

Applicable standards of the Fairview Development Code are addressed below, to demonstrate the 
project’s compliance with approval criterion 2.7.D(2) from the Fairview Comprehensive Plan 
(compliance with applicable ordinances). 

Chapter 19.205 Amendments 

The following responses support the requested zone change. 

19.205.010 Procedure. 

A proposal to amend the zoning ordinance text or map may be initiated by the city council, the planning 
commission or a property owner who files an application with the city. 

Amending the zoning ordinance text or map shall require a public hearing before both the planning 
commission and the city council. Mailed notice of hearing shall include the owners of the property within 
250 feet of the subject parcel or parcels when the proposed amendment is site specific.  
Response: This application is for a property owner-initiated proposal to amend the zoning ordinance 
map. This application will go through the public hearing process. This standard is met.  

19.205.020 Criteria. 

Approval of an ordinance text or map amendment shall be based on finding that it complies with the 
following criteria: 

A.  The amendment will not interfere with the livability, development or value of other land in the 
vicinity of site-specific proposals when weighed against the public interest in granting the 
proposed amendment. 

Response: The subject site was designated for industrial uses prior to 2007, and is surrounded by 
primarily General Industrial zoned land. Allowing for the development of the site for industrial uses will 
complement the nearby industrial areas, allowing for clustering and continuation of compatible 
industrial development. The proposal will result in no change to or interference with livability, 
development, and value of other land in the vicinity. This standard is met.  

B.  The amendment will not be detrimental to the general interests of the community. 
Response: This amendment is consistent with the goals and policies of the Comprehensive Plan, which 
was developed in conformance with Goal 1 of Oregon’s Statewide Planning Goals for citizen 
involvement. The current Fairview Comprehensive Plan (June 2004, updated in January 2017) was 
created with involvement from hundreds of local residents; governmental agencies; and interested 
parties such as homeowners, advocacy groups, and neighborhood groups. Additionally, representatives 
from the site’s neighborhood area (Region 4) were included in the Council/Citizen Alliance Committee 
(CCAC) formed in 2003. Further, Fairview has developed many planning documents from 1990 to 2002, 
with the involvement of its citizens. In 2004 the Comprehensive Plan was updated to include this work. 
Since the proposal is consistent with the goals and policies of the Comprehensive Plan and supporting 
documents, including the Sandy Boulevard Refinement Plan which developed in alignment with the 
general interests of the community, including providing land for market-supported development in the 
area, this proposal aligns with the public interest as well. 

As described in this narrative, the project will meet applicable goals of the Comprehensive Plan, which 
was developed with community input. This standard is met.  
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C.  The amendment will not violate the land use designations established by the comprehensive land 
use plan and map or related text. 

Response: This application includes Comprehensive Plan map and text amendments for the purpose of 
maintaining consistency in the City’s planning documents as the City contemplates making a specific 
policy change in them. This standard is appropriately addressed through the map and text amendments 
requested in conformance with the approval criteria in Comprehensive Plan Policy 2.7.D., which this 
application meets. 

D.  The amendment will place all property similarly situated in the area in the same zoning 
designation or in appropriate complementary designations without creating inappropriate “spot 
zoning.” 

Response: The zoning surrounding the subject site is as follows: General Commercial to the south (on 
land owned by ODOT for Interstate 84), and General Industrial to the west and north. The site borders 
Wood Village to the east and the lots that abut the site are zoned Wood Village Multi-residential 2,000 
(MR2) and Commercial/Industrial (C/I). This proposal will ensure continuity of General Industrial uses 
within the City limits.  

Chapter 19.470 Land Use District Map and Text Amendments 

The following responses support the requested Comprehensive Plan district map amendment and text 
amendment. 

19.470.200 Legislative amendments. 

Legislative amendments are policy decisions made by city council. They are reviewed using the Type IV 
procedure in FMC 19.413.040.  

19.470.300 Quasi-judicial amendments. 

A.  Quasi-Judicial Amendments. Quasi-judicial amendments are those that involve the application of 
adopted policy to a specific development application or code revision. Quasi-judicial map 
amendments shall follow the Type III procedure, as governed by FMC 19.413.030, using 
standards of approval in FMC 19.470.400. The approval authority shall be as follows: 

1.  The planning commission shall review and recommend land use district map changes 
which do not involve comprehensive plan map amendments. The city council shall decide 
such applications; 

Response: This application for a land use district map involves a comprehensive plan map 
amendment. The applicant understands City Council shall decide this application.  

2.  The planning commission shall make a recommendation to the city council on an 
application for a comprehensive plan map amendment. The city council shall decide such 
applications; and 

Response: This application includes a comprehensive plan map amendment. However, provision 
19.470.300.A.3. below is more appropriate and applicable to this proposal.  

3.  The planning commission shall make a recommendation to the city council on a land use 
district change application which also involves a comprehensive plan map amendment 
application. The city council shall decide both applications. 

Response: This application requests a land use district change and comprehensive plan map 
amendment. This application will be decided on by the City Council. This provision applies.  
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B.  Criteria for Quasi-Judicial Amendments. A recommendation or a decision to approve, approve 
with conditions or to deny an application for a quasi-judicial amendment shall be based on all of 
the following criteria: 

1.  Demonstration of compliance with all applicable comprehensive plan policies and map 
designations. Where this criterion cannot be met, a comprehensive plan amendment 
shall be a prerequisite to approval; 

Response: This application includes both Comprehensive Plan map and text amendment 
requests. This standard is met.  

2.  Demonstration of compliance with all applicable standards and criteria of this code, and 
other applicable implementing ordinances; 

Response: This narrative documents compliance with applicable standards and criteria of the 
Fairview Comprehensive Plan, Fairview Development Code, and Oregon Statewide Planning 
Goals. This standard is met.  

3.  Evidence of change in the neighborhood or community or a mistake or inconsistency in 
the comprehensive plan or land use district map regarding the property which is the 
subject of the application. 

Response: The subject site was designated for commercial uses in 2007. Since that time, it has 
been marketed for commercial development without success. The owners have sought out 
development opportunities for more than 12 years, primarily for commercial uses; but over that 
time, the market has undergone significant changes including the recession of the late 2000s 
and changes in the market for retail and industrial development. Experience since the 2007 
rezoning/re-designation suggests that the anticipated market demand, which did not materialize 
over the next several years, was in fact mistaken. This standard is met.  

19.470.400 Conditions of approval. 

A quasi-judicial decision may be for denial, approval, or approval with conditions. A legislative decision 
may be approved or denied.  

19.470.600 Transportation planning rule compliance. 
A.  When a development application includes a proposed comprehensive plan amendment or land 

use district change, the proposal shall be reviewed to determine whether it significantly affects a 
transportation facility consistent with OAR 660-012-0060. 

Response: Per OAR 660-012-0060 (1): 

…A plan or land use regulation amendment significantly affects a transportation facility if it 
would:  

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

(b) Change standards implementing a functional classification system; or  
(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection 

based on projected conditions measured at the end of the planning period 
identified in the adopted TSP. As part of evaluating projected conditions, the 
amount of traffic projected to be generated within the area of the amendment 
may be reduced if the amendment includes an enforceable, ongoing requirement 
that would demonstrably limit traffic generation, including, but not limited to, 
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transportation demand management. This reduction may diminish or completely 
eliminate the significant effect of the amendment.  
(A) Types or levels of travel or access that are inconsistent with the 

functional classification of an existing or planned transportation facility;  
(B) Degrade the performance of an existing or planned transportation 

facility such that it would not meet the performance standards identified 
in the TSP or comprehensive plan; or  

(C) Degrade the performance of an existing or planned transportation 
facility that is otherwise projected to not meet the performance 
standards identified in the TSP or comprehensive plan. 

This application will not make any of the changes described above and thus will not “significantly affect” 
any transportation facilities. As described in Exhibit G, the proposed rezone/re-designation from a 
district allowing commercial uses to one allowing industrial will likely result in development that 
generates fewer vehicle trips.  

This standard can be met, and the applicant has provided evidence that the proposal will not have a 
significant effect, and thus the standard will not apply.  

Proposals for future development will be required to include transportation impact analyses as required 
by applicable City standards.  

B.  Amendments to the comprehensive plan and land use standards which significantly affect a 
transportation facility shall assure that allowed land uses are consistent with the function, 
capacity, and level of service of the facility identified in the Transportation System Plan. This shall 
be accomplished by one of the following: 

1. Limiting allowed land uses to be consistent with the planned function of the 
transportation facility; or 

2.  Amending the Transportation System Plan to ensure that existing, improved, or new 
transportation facilities are adequate to support the proposed land uses consistent with 
the requirement of the Transportation Planning Rule; or 

3.  Altering land use designations, densities, or design requirements to reduce demand for 
automobile travel and meet travel needs through other modes of transportation. 

Response: As stated above and described in Exhibit G, Traffic Letter, the proposal will not significantly 
affect any transportation facilities. This standard does not apply.  
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VI. STATEWIDE PLANNING GOAL COMPLIANCE 

In addition to the approval criteria of the Fairview Comprehensive Plan and Development Code, the 
applicant offers additional information on how the City’s approval of the proposal will comply with 
applicable Statewide Planning Goals.  

Goal 1 Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process.  
Response: Fairview has developed a citizen involvement plan in compliance with this goal. The current 
Fairview Comprehensive Plan (June 2004, updated in January 2017) was created with involvement from 
hundreds of local residents, governmental agencies, and interested parties such as homeowners, 
advocacy groups, and neighborhood groups. Additionally, representatives from the site’s neighborhood 
area (Region 4) were included in the Council/Citizen Alliance Committee (CCAC) formed in 2003. Further, 
Fairview has developed many planning documents from 1990 to 2002, with the involvement of its 
citizens. In 2004, the Comprehensive Plan was updated to include this work. 

Since the proposal is consistent with the goals and policies of the Comprehensive Plan and supporting 
documents including the Sandy Boulevard Refinement Plan, it is therefore also in alliance with the 
general interests of the community, including providing land for market-supported development in the 
area. 

Approval criteria for the Comprehensive Plan map amendment and zone change come from Chapter 2 
Citizen Involvement of the Fairview Comprehensive Plan; all are met, as demonstrated in this narrative. 

Goal 2 Land Use Planning  

To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions. 
Response: The City of Fairview has established a land use planning process and policies and implements 
them in reviewing development applications. This proposal is consistent with the goals and policies of 
the Comprehensive Plan, and Fairview will continue to meet Goal 2 when approving this application.  

Goal 3 Agricultural Lands  

To preserve and maintain agricultural lands. 
Response: The site does not contain any designated agricultural resource lands. This goal does not 
apply.  

Goal 4 Forest Lands  

To conserve forest lands by maintaining the forest land base and to protect the state’s forest economy by 
making possible economically efficient forest practices that assure the continuous growing and 
harvesting of forest tree species as the leading use on forest land consistent with sound management of 
soil, air, water, and fish and wildlife resources and to provide for recreational opportunities and 
agriculture. 
Response: The site does not contain any designated forest resource lands. This goal does not apply. 
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Goal 5 Natural Resources, Scenic and Historic Areas, and Open Spaces  

To protect natural resources and conserve scenic and historic areas and open spaces. 
Response: The City of Fairview has adopted programs that protect significant resources. No 
development is proposed in this application, but the proposed re-designation/rezoning from commercial 
to industrial has no effect on significant resource designations and protective regulations, so therefore 
the proposal does not impact any natural or historic area. A Riparian Buffer Overlay Zone covers a 
portion of both of the subject lots, and future development will have to comply with protective 
requirements in the Acknowledged development code. Fairview will continue to meet Goal 5 when 
approving this application. 

Goal 6 Air, Water and Land Resources Quality  

To maintain and improve the quality of the air, water and land resources of the state. 
Response: This proposal does not affect these resources. This goal does not apply. 

Goal 7 Areas Subject to Natural Hazards  

To protect people and property from natural hazards. 
Response: The site does not contain any areas subject to natural hazards. This goal does not apply. 

Goal 8 Recreational Needs  

To satisfy the recreational needs of the citizens of the state and visitors and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts.  
Response: The site does not contain any recreational lands. This goal does not apply. 

Goal 9 Economic Development  

To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon's citizens. 
Response: Per this goal, Fairview inventories commercial and industrial land, projects future needs for 
such lands, and designates enough land to meet those needs. The market demand for industrial land in 
this area has been greater than that for commercial lands; the provision of further developable 
industrial land will allow for development to provide employment opportunities for the region’s citizens. 
As demonstrated in Table II.1 and the vacant land map in Exhibit C, 30.4 acres of land will remain for 
commercial development and 97.8 acres for agricultural uses; land providing opportunities for a variety 
of economic activities will remain. Fairview will continue to meet Goal 9 when approving this 
application. 

Goal 10 Housing  

To provide for the housing needs of citizens of the state. 
Response: The site does not contain any residential lands. This goal does not apply. 

Goal 11 Public Facilities and Services  

To plan and develop a timely, orderly and efficient arrangement of public facilities and services to serve 
as a framework for urban and rural development. 
Response: Goal 11 requires that public services such as sewers, water, law enforcement, and fire 
protection should be planned in accordance with a community's needs and capacities rather than 
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responding to development as it occurs. Public facilities such as sewer and water, and services such as 
police and fire protection, are currently available to serve the subject site for commercial development, 
and the service needs of future industrial development following this proposal will likely be less. 
Fairview will continue to meet Goal 11 when approving this application. 

Goal 12 Transportation  

To provide and encourage a safe, convenient and economic transportation system. 
Response: This goal requires Fairview to provide "a safe, convenient and economic transportation 
system," and requires adoption of transportation plans designed to implement the goal. As described in 
Exhibit G, Traffic Letter, the proposal will not significantly affect any transportation facilities and future 
development following the change is expected to generate fewer trips. Fairview will continue to meet 
Goal 12 when approving this application. 

Goal 13 Energy Conservation  

To conserve energy. Land and uses developed on the land shall be managed and controlled so as to 
maximize the conservation of all forms of energy, based upon sound economic principles. 
Response: Allowance for job-creating industrial development on the site will provide more employment 
opportunities for residents of Fairview and other nearby communities, with capacity to reduce vehicle 
miles traveled for future employees.  

Goal 14 Urbanization 

To provide for an orderly and efficient transition from rural to urban land use, to accommodate urban 
population and urban employment inside urban growth boundaries, to ensure efficient use of land, and 
to provide for livable communities. 
Response: The site does not contain any rural lands transitioning to urban areas. This goal does not 
apply. 

Goal 15 Willamette River Greenway  

To protect, conserve, enhance, and maintain the natural, scenic, historical, agricultural, economic and 
recreational qualities of lands along the Willamette River as the Willamette River Greenway.  
Response: The site is not near the Willamette River Greenway. This goal does not apply. 

Goal 16 Estuarine Resources  

To recognize and protect the unique environmental, economic, and social values of each estuary and 
associated wetlands; and to protect, maintain, where appropriate develop, and where appropriate 
restore the long-term environmental, economic, and social values, diversity and benefits of Oregon’s 
estuaries. 
Response: The site does not contain any estuarine resources. This goal does not apply. 

Goal 17 Coastal Shorelands  

To conserve, protect, where appropriate, develop and where appropriate restore the resources and 
benefits of all coastal shorelands, recognizing their value for protection and maintenance of water 
quality, fish and wildlife habitat, water-dependent uses, economic resources and recreation and 
aesthetics. The management of these shoreland areas shall be compatible with the characteristics of the 
adjacent coastal waters; and to reduce the hazard to human life and property, and the adverse effects 
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upon water quality and fish and wildlife habitat, resulting from the use and enjoyment of Oregon’s 
coastal shorelands. 
Response: The site does not contain any coastal shorelands. This goal does not apply. 

Goal 18 Beaches and Dunes  

To conserve, protect, where appropriate develop, and where appropriate restore the resources and 
benefits of coastal beach and dune areas; and to reduce the hazard to human life and property from 
natural or man-induced actions associated with these areas.  
Response: The site does not contain any beaches or dunes. This goal does not apply. 

Goal 19 Ocean Resources 

To conserve marine resources and ecological functions for the purpose of providing long-term ecological, 
economic, and social value and benefits to future generations.  
Response: The site does not contain any ocean resources. This goal does not apply. 

EXHIBIT C 
2019-60-ZC-CPA



 

 28 

VII. METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN COMPLIANCE 

Above, this narrative demonstrates the proposal’s compliance with approval criteria of the Fairview 
Comprehensive Plan and Development Code and Statewide Planning Goals. Additionally, Metro Urban 
Growth Management Functional Plan standards guide land use decisions in Fairview. These standards do 
not directly apply to the proposal; however, the application will further the goals of Title 4, addressed 
below.  

Title 4 Industrial and Other Employment Areas 

3.07.410 Purpose and Intent 

The Regional Framework Plan calls for a strong regional economy. To improve the economy, Title 4 seeks 
to provide and protect a supply of sites for employment by limiting the types and scale of non-industrial 
uses in Regionally Significant Industrial Areas (RSIAs), Industrial and Employment Areas. Title 4 also seeks 
to provide the benefits of "clustering" to those industries that operate more productively and efficiently 
in proximity to one another than in dispersed locations. Title 4 further seeks to protect the capacity and 
efficiency of the region’s transportation system for the movement of goods and services and to 
encourage the location of other types of employment in Centers, Corridors, Main Streets and Station 
Communities. The Metro Council will evaluate the effectiveness of Title 4 in achieving these purposes as 
part of its periodic analysis of the capacity of the urban growth boundary. 
Response: Strictly speaking, Title 4 does not apply to the subject sites because none of the properties 
are identified as Title 4 lands on Fairview Comprehensive Plan Map Figure 9-C Title 4 Lands. 
Nevertheless, the zone change will further the goals of Title 4 for the following reasons. The change will 
provide additional land for employment uses, limiting non-industrial uses on these transportation-
supported lots. It will also provide further opportunities for clustering with existing and future industrial 
uses on surrounding GI-zoned sites. Further, by allowing development with fewer trips than the 
commercial development allowed now, it will protect the capacity and efficiency of the transportation 
system for movement of goods and services. The change will also allow for more industrial uses at this 
key intersection along the Sandy Corridor.  

3.07.420 Protection of Regionally Significant Industrial Areas 
Response: The site does not contain any Regionally Significant Industrial Areas. This policy does not 
apply. 

3.07.430 Protection of Industrial Areas 
Response: The site does not contain any Industrial Areas. This policy does not apply. 

3.07.440 Protection of Employment Areas 
Response: The site does not contain any Employment Areas. This policy does not apply. 

3.07.450 Employment and Industrial Areas Map 
Response: No changes are proposed to the Employment and Industrial Areas Map. This policy does not 
apply. 
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VIII. SUMMARY 

The findings presented above have summarized the need to allow industrial uses at a key vacant site 
along a prominent roadway in Fairview, as well as the alignment of industrial zoning in this area with 
City and regional goals. Rezoning and re-designating the subject site for industrial uses will encourage 
development of these vacant and underdeveloped parcels, carrying out long-range planning goals for 
the Sandy Boulevard corridor and providing employment opportunities for Fairview and other residents. 
Development patterns of future users will be consistent with the existing and future industrial 
development in the area and will be appropriate for the site’s location in the region. 

▪ The commercial zoning of the subject properties has not been appropriate for the market and, 
as a result, the lots have not been developed and have failed to reach their development 
potential.  

▪ The approval of this zone/designation change will add industrial lands to an area well suited for 
industrial development, located along NE Sandy Boulevard and convenient to I-84 via the 
NE 238th Drive interchange. 

▪ Approval of the zone/designation change from Corridor Commercial to General Industrial will 
allow for market-supported development of the subject site, providing for efficient use of land 
and increased employment opportunities within Fairview.  

▪ NE Sandy Boulevard in this area has been planned for large users, and this proposal is consistent 
with the Sandy Boulevard Refinement Plan (included as Exhibit B).  

▪ There will be no significant effect to transportation facilities as the properties develop for 
industrial uses, which are expected to generate fewer trips than would commercial ones.  

▪ The proposal for industrial re-designation will foster development to provide employment 
opportunities and efficient use of land within Fairview, consistent with Fairview, Metro, and 
State goals. 

In light of these findings, and those presented in the sections above, the applicant has demonstrated 
how the proposed Comprehensive Plan and Map Amendment and Land Use District Amendments are 
consistent with relevant decision criteria. Hence, the subject requests should be approved.  
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October 11, 2019 

City of Fairview 
Attention:  Sarah Selden 
1300 NE Village Street 
Fairview, OR 97024 

Re: Townsend Farms Zone Change 
Zone Change Transportation Analysis 
Project Number 2190228.00 

Dear Ms. Selden: 

Mackenzie is providing this transportation letter in support of the proposed zone change for two (2) parcels located on 
the south side of NE Sandy Boulevard at the southern terminus of NE 230th Avenue, addressed at 23012 NE Sandy 
Boulevard in the City of Fairview, Oregon. The respective properties are identified as follows: 
 
1N 3E 27B, Tax Lot 1100, 6.68 acres (290,980.8 SF) 
1N 3E 27AC, TL 1000, 0.53 acres (23,086.8 SF), 
 
The parcels are currently zoned Commercial Corridor (CC) and are proposed to change to the General Industrial (GI) zoning 
designation.  
 
Specifically, a truck depot is interested in developing the property for storing tractor-trailers and dispatching drivers. 

 
The properties are generally flat and suitable for industrial development use and are generally vacant. Tax lot 1100 has 
recently been used for truck parking.  
 
Neither of the above properties is within the Townsend Business Park Subdivision, so they are not subject to the 
Transportation Management Plan (TMP) for that subdivision. 

STATE OF OREGON TRANSPORTATION PLANNING RULE 

This analysis addresses Transportation Planning Rule (TPR) requirements outlined in Oregon Administrative Rule (OAR) 
660-012-0060(2), which states that if an amendment to a functional plan, comprehensive plan, or a land use regulation 
significantly affects an existing or planned transportation facility then the local government “… must ensure that allowed 
land uses are consistent with the identified function, capacity and performance standards of the facility…” 

In order to determine if a zone change would have a significant effect on transportation facilities, the number of peak-
hour trips is typically considered. A detailed review of the outright allowed uses in the existing zone compared with the 
outright allowed uses in the proposed zone found the proposed zoning would have no increase in trip generation over the 
current use and zoning. 

P 503.224.9560    F 503.228.1285    W MCKNZE.COM    RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214
ARCHITECTURE    INTERIORS    STRUCTURAL ENGINEERING    CIVIL ENGINEERING    LAND USE PLANNING    TRANSPORTATION PLANNING    LANDSCAPE ARCHITECTURE

Portland, Oregon    Vancouver, Washington    Seattle, Washington
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City of Fairview 
Townsend Farms Zone Change 
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For purposes of this analysis, we focused on the weekday morning and evening peak hours of the subject property and 
adjacent roadways, which are expected to occur between 7:00-9:00 AM and 4:00-6:00 PM, based on historical data 
collected by the Institute of Transportation Engineers (ITE) for typical industrial and commercial related land uses. 

MULTNOMAH COUNTY TRANSPORTATION IMPACT 

Similar to the TPR, Multnomah County has a desire to determine if proposed zone changes result in the potential ability 
for a transportation impact. Multnomah County Road Rules 3.000 defines a transportation impact as any new construction 
or alteration which increases the number of trips generated by a site by more than 20 percent, by more than 100 trips per 
day, or by more than 10 trips in the peak hour. 
 
In order to determine if the zone change would have a transportation impact, the number of peak-hour and daily trips 
was considered. A detailed review of the outright allowed uses in the existing zone compared with the outright allowed 
uses in the proposed zone found the proposed zoning would have no increase in trip generation over the current use and 
zoning. 

LAND USE ASSUMPTIONS 

The uses allowed outright under both the existing zoning and proposed zoning scenarios were considered for the purposes 
of estimating trip potential. 
 
Existing Zoning (Corridor Commercial – CC) 
 
The City of Fairview Municipal Code Section 19.70.020 summarizes the allowed uses in the Corridor Commercial (CC) zone. 
A copy of this section is attached for reference. Based on our review of allowed uses, we believe a shopping center would 
generate the highest number of trips. 
 
Proposed Zoning (General Industrial – GI) 
 
The City of Fairview Municipal Code Section 19.85.020 summarizes the allowed uses in the General Industrial (GI) zone. A 
copy of this section is attached for reference. For purposes of determining the potential trip generation, we considered 
all uses in the zone and found that light manufacturing uses would have the highest trips. It is understood that commercial 
uses can be conditionally allowed within the General Industrial zone, but only as a minor component to a larger industrial 
use; therefore, this potential combination of uses would have a small impact on trip generation and was not analyzed in 
further detail. 

TRIP GENERATION 

 
Trip generation estimates for the existing and proposed zones have been prepared by applying trip rates from the ITE Trip 
Generation Manual, 10th Edition, to the assumed uses. The areas of potential shopping center and manufacturing 
buildings have been estimated using typical floor area ratios as described below. The total area subject to the zone change 
is 314,067.6 SF. A copy of the detailed trip generation estimates is attached. 
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Existing Zoning 

For the existing zoning analysis scenario, Shopping Center (LUC 820) is estimated to generate approximately 68 AM peak- 
hour, 275 PM peak-hour, and 2,727 weekday trips.  

This assumes a floor area ratio (FAR) of 23% for a shopping center, which results in 72,200 SF of building area.  

We would note shopping centers have low rates for the AM peak hour in the Trip Generation Manual, while some of the 
allowed uses, such as supermarkets and quick service restaurants, could have higher trip numbers in the morning. To 
better estimate the potential impact of retail development in the AM peak hour, we have also considered a scenario with 
a 3,000 SF fast food restaurant with drive-through in place of 6,000 SF of shopping center. The revised AM peak-hour trip 
estimate is 183. 

Proposed Zoning 

For the proposed zoning analysis scenario, General Light Industrial (LUC 110) is estimated to generate 58 AM peak-hour, 
47 PM peak-hour, and 593 weekday trips. 
 
This assumes a floor area ratio (FAR) of 45% for a general light industrial building, which results in 141,300 SF of building 
area. 

SUMMARY 

The proposed zone changes to General Industrial (GI) for the two (2) subject properties would result in the potential for 
fewer daily and peak-hour trips as compared to the uses that would be allowed with the existing zoning (CC). Based on 
this analysis, the zone change would have no significant effect on the transportation system, and no further analysis is 
required. 

If you have any questions regarding our analysis, please do not hesitate to contact me. 

Sincerely,  
 
 
 
 
Brent Ahrend, PE 
Associate Principal | Traffic Engineer 
 
Enclosure(s): CC and GI Zoning Use Tables, Trip Generation Estimates, Site Plan 
 
c: Seth Lenaerts, Lee Leighton, James Abbott – Mackenzie  
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SHOPPING CENTER

In Out Total In Out Total

Existing Zoning 820 Shoppping Center 72.20 KSF 42 26 68 132 143 275 2,726

GENERAL LIGHT INDUSTRIAL

In Out Total In Out Total

Proposed 110 General Light Industrial 141.3 KSF 51 7 58 6 41 47 593

ALTERNATE MIXED USES FOR EXISTING ZONING

In Out Total In Out Total

Existing Zoning 820 Shopping Center 66.2 KSF 38 24 62 121 131 252 2,499

Existing Zoning 934 Fast-Food Restaurant w/ Drive-Through Window 3.00 KSF 63 58 121 50 48 98 1,413

69.2 KSF 101 82 183 171 179 350 3,912TOTALS

Daily

Condition ITE Code Land Use Size

AM Peak Hour PM Peak Hour
Daily

Condition ITE Code Land Use Size

AM Peak Hour PM Peak Hour

Daily
Condition ITE Code Land Use Size

AM Peak Hour PM Peak Hour
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Page 1 of 2 
EP-2019-12822 

1620 SE 190th Avenue, Portland, Oregon 97233-5910 • Phone (503) 988-5050 •  Fax (503) 988-3321 

M E M O R A N D U M 

TO: Lauren Scott, Contract Planner, City of Fairview 

CC: Lee Leighton, Mackenzie, applicant’s representative 
Michael E. Townsend, Townsend Farms, Inc, property owner/applicant 
Kerry Rea, Townsend Farms, Inc, property owner/applicant 
Jessica Berry, AICP, Interim Transportation Planning and Development Manager, Multnomah 
County 
Rick Buen, Transportation Engineer, Multnomah County 

FROM: Natalie Warner, Transportation Planner, Multnomah County 

DATE: January 17, 2020 

SUBJECT: City File No: 2019-60-ZC-CPA (County Case No: EP-2019-12822) Finds and Conditions for Proposed 
Comprehensive Plan and Zoning Map Change at 23012 NE Sandy Blvd Parcels 1000 and 1100 in 
Township 1 North, Range 3 East, Section 27 

Multnomah County Transportation Planning and Development has reviewed the above reference application 
materials and provides the following findings and conditions of approval in support of approving the application. 
Please feel free to contact me at 503-988-5050 or ROW.permits@multco.us if you have any questions. 

The comments provided in this memorandum are based on the project description provided in the application 
materials. While every effort has been made to identify all related standards and issues, additional issues may 
arise and other standards not listed may become applicable as more information becomes available. The scope of 
this approval is therefore limited to the items that were reviewed as part of this application process.     

The subject proposal consists of Fairview comprehensive plan and zoning map amendments for the property 
located at 23012 NE Sandy Blvd, Parcels 1000 and 1100. The application is only for the amendment to the 
Comprehensive Plan map and rezone, and no specific development is being considered at this time. Specifically 
the proposal is to: 

1. Change the City of Fairview Comprehensive Plan map from Commercial to General Industrial on tax
lots 1000 and 1100 in 1N3E27

2. Rezone the same parcels in from Corridor Commercial (CC) to General Industrial (GI)

The subject properties are located east of the intersection of NE Sandy Blvd and SE 223rd Ave. NE Sandy Blvd and 
SE 223rd Ave are Multnomah County roads. NE Sandy Blvd is functionally classified as a Minor Arterial facility. SE 
223rd Ave is functionally classified as a Major Collector facility.   

Department of Community Services 
Transportation Division 
http://multco.us/transportation-planning 

EXHIBIT D
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EP-2019-12822 

Transportation Impact 

A transportation impact is defined in MCRR Section 3.000 as any new construction or alteration which increases 
the number of trips generated by a site by more than 20 percent, by more than 100 trips per day, or by more than 
10 trips in the peak hour. A minimum increase of 10 new trips per day is required to find a transportation impact. 

A transportation impact study over the 20-year planning horizon is required for all changes to zones that would 
allow for a more intensive use of a site(s) than allowed by the site’s existing zoning (MCRR 6.300).  It is the 
understanding of County staff that a change of zone from Corridor Commercial (CC) to General Industrial (GI) may 
allow for more intensive uses of the subject property than currently allowable. Associated traffic impacts resulting 
from allowed uses in the new zone also have the potential to affect the adjacent county road network, including 
NE Sandy Blvd and SE 223rd Ave. 

County staff have reviewed the Traffic Letter, submitted as Exhibit G in the land use application materials. The 
Traffic Letter assumes that the most intensive potential use of the site with the proposed zone change would be 
General Light Industrial. However, the Fairview Development Code allows for up to 5,000 square feet of retail or 
commercial services uses in the GI District, including a convenience market, which has substantially higher 
potential trip generation than a General Light Industrial building. A 5,000-square-foot convenience market would 
generate more trips than would the 141,300-square-foot general light industrial building that the Traffic Letter 
considers.  However, retail and commercial services are also permitted in the site’s current zoning district, the CC 
District. None of the permitted uses in the GI District have higher potential trip generation than uses permitted in 
the CC District. Therefore, County staff find that the proposed zone change would not have a Transportation 
Impact.  

There is currently no development on the site. Construction of a new use on the site will result in a 
Transportation Impact. At the time that the applicant comes in with a proposed use on the site, the County will 
have additional requirements associated with the Multnomah County Road Rules and Design and Construction 
Manual.  

EXHIBIT D
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