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I. INTRODUCTION AND PURPOSE 

Threemile Canyon Farms, LLC is submitting an application to Morrow County seeking to amend the 
Comprehensive Plan Map and Zoning designation of approximately 1,264 acres (the Site) from a 
combination of Exclusive Farm Use (EFU) and Space Age Industrial (SAI) to General Industrial (MG) with a 
Limited Use Overlay (LU) restricting urban use to data centers and their associated site improvements, 
infrastructure, and utilities. The LU Overlay will also retain farm uses allowed under Morrow County 
Zoning Ordinance (MZCO) 3.010. The subject area is west of the Boardman Airport, east of Sixmile Creek, 
and south of Interstate 84 (I-84). In conjunction with this action, the applicant is also filing a concurrent 
application requesting amendment of the Comprehensive Plan map and zoning designation for 
approximately 1,619 acres south of Boardman from SAI to EFU. 

The proposed Comprehensive Plan Map/Zoning amendment to MG requires exceptions to Statewide 
Planning Goals 3 (Agricultural Lands), 11 (Public Facilities and Services), and 14 (Urbanization).1 

Mackenzie was retained to perform a site alternatives assessment in support of the application for Goal 
3 and 14 exceptions, Comprehensive Plan Map Amendment and Zone Change to allow future 
development of the Site as an Exascale Data Center Campus (EDCC). 

The report is structured as follows: 

▪ Section II describes the Site, i.e., the area proposed for Comprehensive Plan Map/Zoning 
amendment to MG and the nearby land uses. 

▪ Section III details the essential siting characteristics required for an EDCC and presents a 
comparative analysis of potential alternative areas. 

▪ Section IV summarizes results and provides a conclusion. 

 
1 No exception is required to Statewide Goal 12 Transportation because access can be achieved by way of the existing paved 
segment of Airport Lane, which is located entirely within an acknowledged industrial exception zone and terminates adjacent to 
the east boundary of the Site. 
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II. SUBJECT SITE 

This section describes the area proposed for the plan amendment/zone change to General Industrial, 
referred to as the “Site” in this report. 

Existing Conditions 

The Site is located west of the Boardman Airport, east of Sixmile Creek and south of I-84, on portions of 
parcels identified as Morrow County Tax Lots 04N23E-00110 and 04N24E-00121. The Site area is 
approximately 1,264 acres, with the northeastern approximately 309 acres zoned SAI and the balance 
zoned EFU. Figure 1 is an aerial photo of the Site, and Figure 2 is a map of the area’s existing zoning 
designations. 

 

Figure 1: Aerial Image -- Project Site 

The eastern boundary of the Site is a rail spur extending south to the Carty Generating Station. The site 
currently gains vehicle access from rail crossings at the west end of Boardman Airport Lane, which has 
been paved all the way to that western terminus. From this point, the roadway distance is approximately 
4.25 miles to the I-84/Tower Road interchange. 

The site is separated from the Columbia River by I-84 and generally defined at the west and south by the 
eastern top-of-bank of Sixmile Creek Canyon. As a result, according to the Federal Emergency 
Management Agency (FEMA) Flood Insurance Rate Maps 41049C0100D and 41049C0125D, both dated 
December 18, 2007, the Site is located outside the Special Flood Hazard Area (the “100-year floodplain”). 
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Figure 2: Existing Zoning -- Project Site and Vicinity 

The Oregon Statewide Wetlands Inventory2 depicts some wetlands along Sixmile Creek, which are located 
below the top-of-bank and outside the Site, and an isolated, intermittent pond/wetland in the 
northeastern portion of the Site that was created as a result of prior gravel mining under a permit issued 
by the Oregon Department of Geologic and Mineral Industries (DOGAMI). That DOGAMI permit is now 
closed. 

The southern part of the property is traversed by Bonneville Power Administration (BPA) transmission 
lines, which run generally from northeast to southwest. The lines are supported by multiple towers. 

The Site is not developed, and due to soil conditions, the Site has not proved suitable for farming, as there 
are shallow bedrock conditions and rock outcroppings that prevent planting and harvesting at commercial 
scale. Vegetation on Site is currently grasses, with some shrubs and some trees near the pond/wetland. 

Site topography is highest near the south and east boundaries, sloping downward toward the north. The 
total elevation drop is approximately 100 feet. Due to the scale of the property (over 8,500' from north 
to south), this equates to an average slope of approximately 1%. 

 
2 https://maps.dsl.state.or.us/swi/ 
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The site is traversed by Bonneville Power Administration (BPA) electrical transmission lines supported on 
multiple towers, running generally from northeast to southwest. The Site is also near approved electrical 
transmission lines that will run along the eastern boundary. 

Adjacent Land Uses 

Immediately east of the SAI-zoned portion of the Site (across the rail spur that extends south to the Carty 
Generating Station), land in the Airport Light Industrial (ALI) and Airport Industrial (AI) zones surrounds 
the Boardman Airport. Within these areas, a motor speedway has previously been approved and a 
photovoltaic solar energy generation project is currently under construction. In 2024, a hyperscale data 
center was approved in the far southwest corner of the ALI-zoned land (on the north side of Boardman 
Airport Lane and the east side of the Carty Generating Station rail spur). 

South and east of those airport zones, but not contiguous with the SAI-zoned portion of the Site, there is 
a large area designated SAI that is used for farm operations, including center-pivot irrigation and other 
associated supportive infrastructure. Multiple center-pivot systems can be seen in Figure 1 and Figure 2 
above. 

Abutting the Site to the southeast, and south and west across Sixmile Creek Canyon, are additional EFU-
zoned lands that are predominantly in irrigated farm use, with multiple center-pivot systems visible in 
aerial photographs (see Figure 1 and Figure 2 above). An approximately 320-acre vineyard is located south 
of Airport Lane. 

To the north of Interstate 84, which forms the Site’s north boundary, the land area between I-84 and the 
south bank of the Columbia River is in the General Industrial (MG) zone. Those properties, most of which 
have riverbank frontage, are not currently developed for industrial use. 
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III. ALTERNATIVE AREAS ANALYSIS 

This section presents an alternative areas analysis to demonstrate (1) the appropriateness of the 
requested Plan Map Amendment/Zone Change for the site, and (2) why other sites in the study area are 
not viable for the proposed data center use. The analysis method implements direction in applicable 
statutes (Oregon Revised Statutes or ORS), the Oregon Administrative Rules (OAR) that implement them, 
and applicable case precedents regarding their application and interpretation. 

Analysis Method – Goal Exceptions 

To support a “Reasons” exception to Statewide Land Use Goals, ORS 197.732(2)(c)(B) requires a 
jurisdiction to adopt findings that “[A]reas that do not require a new exception cannot reasonably 
accommodate the use.” The corresponding OAR [660-004-0020] specifies that new exception areas are 
allowed with adequate justification, including demonstration that “areas that do not require a new 
exception cannot reasonably accommodate the use.” The specific OAR “reasonable accommodation” 
standard is quoted in full below: 

OAR 660-004-0020(2) 

(b) “Areas that do not require a new exception cannot reasonably accommodate the use”. The 
exception must meet the following requirements:  
(A) The exception shall indicate on a map or otherwise describe the location of possible 

alternative areas considered for the use that do not require a new exception. The area for 
which the exception is taken shall be identified;  

(B) To show why the particular site is justified, it is necessary to discuss why other areas that 
do not require a new exception cannot reasonably accommodate the proposed use. 
Economic factors may be considered along with other relevant factors in determining that 
the use cannot reasonably be accommodated in other areas. Under this test the following 
questions shall be addressed:  
(i) Can the proposed use be reasonably accommodated on nonresource land that 

would not require an exception, including increasing the density of uses on 
nonresource land? If not, why not?  

(ii) Can the proposed use be reasonably accommodated on resource land that is 
already irrevocably committed to nonresource uses not allowed by the applicable 
Goal, including resource land in existing unincorporated communities, or by 
increasing the density of uses on committed lands? If not, why not?  

(iii) Can the proposed use be reasonably accommodated inside an urban growth 
boundary? If not, why not?  

(iv) Can the proposed use be reasonably accommodated without the provision of a 
proposed public facility or service? If not, why not?  

(C) The “alternative areas” standard in paragraph B may be met by a broad review of similar 
types of areas rather than a review of specific alternative sites. Initially, a local 
government adopting an exception need assess only whether those similar types of areas 
in the vicinity could not reasonably accommodate the proposed use. Site specific 
comparisons are not required of a local government taking an exception unless another 
party to the local proceeding describes specific sites that can more reasonably 
accommodate the proposed use. A detailed evaluation of specific alternative sites is thus 
not required unless such sites are specifically described, with facts to support the assertion 
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that the sites are more reasonable, by another party during the local exceptions 
proceeding. 

This analysis implements this direction through the following series of inventory and analysis steps: 

1. Define location factors based on essential characteristics or requirements of the intended land 
use activity. 

For EDCC siting and operations, the following are essential location factors: 

▪ Minimum contiguous developable land area of 1,000 acres; 
▪ Shape and horizontal dimensions (length, width) suitable for siting of clusters of large 

rectangular data center industrial buildings typical in this region; 
▪ Adjacent to (ideally) or within 10 miles of existing high-capacity electric power transmission 

lines. 
▪ Not within a regulatory environmental hazard area (such as a “100-Year” floodplain or a 

landslide hazard area). 

2. Define study area and prepare an inventory of potential alternative areas, as defined by standards 
in OAR 660-004-0020(2)(b)(B)(i) through (iii), in the vicinity of the proposed Site. 

▪ The Study Area was defined broadly, including lands within 10 miles of existing high-
capacity electric power transmission lines within a three-county area extending east and 
west of the proposed Site, incorporating portions of Gilliam, Morrow, and Umatilla 
Counties, including within the Urban Growth Boundaries (UGBs) of the Cities of Arlington 
(Gilliam County), Boardman, Ione, and Irrigon (Morrow County), and Echo, Hermiston, 
Stanfield, and Umatilla (Umatilla County). The study area is depicted in Map 1 in Appendix 
A. 

▪ Mackenzie obtained Geographic Information System (GIS) parcel base and zoning data from 
those jurisdictions, analyzed jurisdictional zoning regulations, identified land where “data 
center” is an allowed use under current zoning and areas within UGBs that have 
comprehensive plan designations that would support annexation and application of city 
zones in which data center is an allowed use, and assigned a unique reference label to each 
identified land area. The result of this analysis step, depicted in the maps in Appendix A, 
includes industrially zoned areas which include data centers as an allowed use within UGBs 
and “exception” lands in County industrial zones. Each Alternative Area was assigned a 
unique identifier. 

▪ Several Alternative Areas were included based on Oregon Department of Land Conservation 
and Development (DLCD) staff’s suggestion during the Rowan Percheron, LLC goal exception 
process (Morrow County Docket AC-145-23; ACM-146-23; AZM-147-23). These areas were 
analyzed even in cases where their zoning does not permit data centers. 

3. Assess characteristics of the identified potentially suitable Alternative Areas. 

▪ Evaluate each of the Alternative Areas identified in Step 2 against the Essential Location 
Factors listed in Step 1, to determine whether they could satisfy those requirements. 

▪ Review recent aerial photography available from online sources, including Bing and Google, 
and available jurisdictional land use and permit information, to identify evidence of 
development that would indicate whether land had become “irrevocably committed” to 
other uses for purposes of this analysis, as defined in Oregon state regulations. 
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▪ Aerial photo analysis was also used to identify “resource land that is already irrevocably 
committed to nonresource uses not allowed by the applicable Goal” as directed by OAR 660-
004-0020(2)(b)(B)(ii). This visual analysis yielded no tax lots in resource zoning for which 
aerial photographic evidence indicated the property was irrevocably committed to a non-
resource use. 

▪ Identify zones which permit data centers outright: 
 City of Arlington Industrial (M-1) and Land Intensive Industrial (M-2) 
 City of Umatilla General Commercial (GC), Downtown Commercial (DC), Downtown 

Transitional (DT), and Highway Commercial (HC) 
 City of Hermiston Light Industrial (M-1) and Heavy Industrial (M-2) 
 Morrow County General Industrial (MG), Airport Light Industrial (ALI), and Port 

Industrial (PI) 
 Umatilla County Depot Industrial (DI) 

▪ For lands subject to an exception allowing industrial zoning and use, determine whether the 
existing exception/zoning status allows data center use, or would instead require a new 
Goal 3, 11, or 14 exception procedure. This analysis requires reviewing the findings adopted 
through the prior exception process to identify use limitations incorporated in the adopted 
exception(s) specific to the property. 

4. Assemble and report data and conclusions. 

▪ Provide maps, findings, and conclusions for each of the Alternative Areas. 

Goal 3 Exception Analysis 

The following discussion evaluates the Alternative Areas within Gilliam, Morrow, and Umatilla Counties 
which were evaluated as part of the Goal 3 (Agricultural Lands) alternatives analysis. 

Gilliam County 

Unincorporated Gilliam County 

Alternative Area GC-1 

Alternative Area GC-1 consists of approximately 315 acres in Gilliam County Intermodal Industrial (II) 
zoning, under three separate ownerships. It is located south of the City of Arlington near Highway 19. See 
Map 2 in Appendix A. This area was included in the analysis because DLCD staff suggested it as an 
alternative area in the Rowan Percheron, LLC goal exception process. However, data center is not a 
permitted use under II zoning. Furthermore, this Alternative Area cannot reasonably accommodate an 
EDCC due to inadequate contiguous acreage. 

City of Arlington 

Alternative Area A-1 

Within Arlington city limits, Alternative Area A-1 consists of approximately 504 acres in nine tax lots, in a 
combination of M-1 (Industrial) and M-2 (Land Intensive Industrial) zoning. The Arlington comprehensive 
plan has no industrially-designated land outside city limits. See Map 3 in Appendix A. Alternative Area A-
1 cannot reasonably accommodate EDCC development for the following reasons: 
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▪ Amazon Data Centers, Inc. now owns the two largest parcels totaling over 375 acres (see Appendix 
B). The applicant understands that the property Owner intends to proceed to permitting and 
construction and is not willing to sell the property. Thus, it is committed to other development. 

▪ The remaining parcels are all under 25 acres each, which is too small for an EDCC. 
▪ The total land area of Alternative Area A-1 is approximately half the 1,000-acre essential location 

factor threshold for EDCC development. 

Morrow County 

Unincorporated Morrow County 

Alternative Area MC-1 

Alternative Area MC-1 consists of approximately 2,119 acres in Morrow County General Industrial (MG) 
zoning, in which data center is an allowed use. It is located generally west of the Tower Road I-84 
interchange area, extending north of I-84 to the south bank of the Columbia River. See Map 4 in Appendix 
A. Ownership is divided primarily between the Port of Morrow (somewhat less than half the area, in four 
tax lots) and Threemile Canyon Farms, LLC (somewhat more than half the area in six tax lots), with 
additional small holdings by the US Army Corps of Engineers (approximately 20.5 acres) and a private 
individual (about 10.7 acres).3 Notably, the ownership pattern is such that the river frontage is divided 
into three discrete segments belonging to the Port of Morrow, four belonging to Threemile Canyon Farms, 
LLC, and one short segment owned by the US Army Corps of Engineers. See Figure 3 depicting ownership 
patterns. 

 
3 Acreages listed on tax maps and in County Assessor records, presumably based on historic deed records, appear to include 
substantial areas beneath the Ordinary High Water surface of the Columbia River. Ownership share estimates are based on rough 
area assessment using GIS polygon data. 



 
 

 9 

 

Figure 3: Land Ownerships in the Eastern Portion of Alternative Area MC-1 

Vehicular access is extremely limited because the access-restricted Interstate 84 corridor forms the 
southern boundary of the MG-zoned area; access is available only from the north leg of the Tower Road 
interchange, near the east end of the Alternative Area. Vehicular access is further constrained by the 
Union Pacific Railroad tracks a short distance to the north of I-84. 

The defining characteristic of Alternative Area MC-1 is its northerly shore frontage on the south bank of 
the Columbia River. In findings to support prior exception actions, Morrow County has noted that this 
segment of the Columbia River shore is characterized by shallow subsurface basalt formations, such that 
creating deepwater port facilities would be very costly, and that federal Public Law 86-645, 74 Stat 486 
(33 USC #578) requires that the 1,700 acre “Riverfront Boeing Industrial Tract” “shall be used only for port 
or industrial purposes.”4 Portions of the shore frontage may nevertheless be suitable for barge-based 
shipping (requiring shallower draft depths than deepwater port facilities) or other river-dependent or 
river-oriented development and uses. In any case, the property Owner, Threemile Canyon Farms, LLC, is 
not willing to sell or lease its property within Alternative Area MC-1 for any use (see Appendix C). 

Absent consolidation with at least some of the predominant Threemile Canyon Farms, LLC property 
holdings, none of the other property Owners’ holdings can be assembled to form a contiguous campus 
area of 1,000 acres or more, and therefore fail to meet the 1,000-acre essential location factor threshold 
for EDCC development. 

 
4 See the Goal Exceptions Statement for Rural Residential, Rural Service Centers and Industrial Lands section of the Comprehensive 
Plan at p. 268 and p. 280. 

___ Port of Morrow 
___ Threemile Canyon Farms, LLC 
___ US Army Corps of Engineers 
___ Other 
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Alternative Area MC-2 

Alternative Area MC-2 consists of approximately 1,416 acres in Morrow County Airport Light Industrial 
(ALI) zoning, in which data center is an allowed use. It is located west of the Tower Road I-84 interchange 
area, extending south of I-84 to the northern edge of the Airport Industrial zone (which does not allow 
data centers). See Map 4 in Appendix A. Ownership is divided between the Port of Morrow (approximately 
1,293 acres in a single tax lot) and Amazon Data Services, Inc. (approximately 107 acres in a single tax lot), 
with another 16 acres in public right-of-way. 

The Port of Morrow property has been approved by Morrow County for a 1,200-acre solar power 
generation facility for which construction has commenced, while the Amazon Data Services property has 
been approved for a data center (Morrow County file number LUD-N-68-24). Accordingly, this Alternative 
Area cannot reasonably accommodate an EDCC because it is largely committed to other approved 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the entitled development. 

Alternative Area MC-3 

Alternative Area MC-3 consists of approximately 427 acres in Morrow County Airport Light Industrial (ALI) 
zoning, in which data center is an allowed use. It is located west of Tower Road and south of Boardman 
Airport Lane, extending south to the northern edge of the SAI zone. See Map 4 in Appendix A. Ownership 
is divided between the Port of Morrow (approximately 217 acres in a single tax lot in three noncontiguous 
areas) and Amazon Data Services, Inc. (approximately 196 acres in two tax lots; see Appendix D), with 
another 14 acres in public right-of-way. 

The applicant understands that Amazon Data Centers, Inc. intends to proceed to permitting and 
construction and is not willing to sell its property. Thus, it is committed to other development. 

This Alternative Area cannot reasonably accommodate an EDCC because approximately half is committed 
to other development and the remaining vacant land does not provide adequate contiguous acreage for 
EDCC development after accounting for the in-process development. 

Alternative Area MC-4 

Alternative Area MC-4 consists of approximately 642 acres in Morrow County General Industrial (MG) 
zoning, in which data center is an allowed use. It is located on Taggares Lane west of Tower Road. See 
Map 5 in Appendix A. The property is owned by Threemile Canyon Farms, LLC and is developed with a 
commercial dairy operation located on portions of two tax lots (the balance of the dairy operation is on 
property zoned EFU). 

This Alternative Area cannot reasonably accommodate an EDCC because it is committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

Alternative Area MC-5 

Alternative Area MC-5 consists of approximately 274 acres in Morrow County General Industrial (MG) 
zoning, in which data center is an allowed use. It is located east of Tower Road. See Map 5 in Appendix A. 
The property is owned by Rowan Percheron, LLC and consists of a single tax lot which has been approved 
for a data center development. 
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This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
approved development and the remaining vacant land does not provide adequate contiguous acreage for 
EDCC development after accounting for the entitled development. 

Alternative Area MC-6 

Alternative Area MC-6 consists of approximately 641 acres in Morrow County General Industrial (MG) 
zoning, in which data center is an allowed use. It is located generally east of Tower Road. See Map 5 in 
Appendix A. The property is owned by Portland General Electric (PGE) and was previously used as the 
now-decommissioned Boardman Coal Plant. The site consists of three tax lots which have been approved 
for PGE’s Carty Generating Station natural gas/solar development. The property also contains cooling 
ponds associated with PGE facilities. 

This Alternative Area cannot reasonably accommodate an EDCC because it is committed to other 
approved development and the remaining vacant land does not provide adequate contiguous acreage for 
EDCC development after accounting for the entitled development. 

Alternative Area MC-7 

Alternative Area MC-7 consists of approximately 3,870 acres in Morrow County General Industrial (MG) 
zoning, in which data center is an allowed use. It is located generally east of Tower Road. See Map 5 in 
Appendix A. The property is owned by Threemile Canyon Farms, LLC and consists of portions of two tax 
lots which are currently in irrigated agricultural production. The Area also contains facilities associated 
with Boeing’s Radar Cross Section (RCS) test range, for which the site has been granted previous goal 
exceptions. 

This Alternative Area cannot reasonably accommodate an EDCC since the existing goal exceptions are 
limited to allowing the antenna test range and do not authorize data centers. 

Alternative Area MC-8 

Alternative Area MC-8 consists of several scattered subareas zoned Morrow County General Industrial 
(MG), in which data center is an allowed use. The subareas are under six different ownerships and are 
located generally southeast of the City of Boardman UGB, with one subarea located northeast of the UGB. 
See Map 6 in Appendix A. Combined, the total area is approximately 359 acres in seven distinct subareas, 
with three subareas south of I-84 and four subareas north of I-84. One of the subareas is currently under 
construction with a data center. 

This Alternative Area cannot reasonably accommodate an EDCC because the scattered subareas do not 
provide adequate contiguous acreage for EDCC development. 

Alternative Area MC-9 

Alternative Area MC-9 consists of upwards of fifty tax lots with a variety of owners, located generally east 
of the City of Boardman UGB, with three smaller subareas within the eastern portion of the UGB. See Map 
6 in Appendix A. The property is zoned Morrow County General Industrial (MG) and Morrow County Port 
Industrial (PI), which both permit data center as an allowed use. The Alternative Area contains a variety 
of existing uses, including multiple data centers, irrigated agricultural fields, and scattered industrial 
developments including Calbee North America, Tredit Tire & Wheel, Oregon Hay, Port of Morrow 
warehousing, Cal Farms, Columbia River Processing, Dahlgren Industrial, and Windwave Communications. 



 
 

 12 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
existing and approved development and the remaining vacant land does not provide adequate contiguous 
acreage for EDCC development after accounting for the existing and in-process development. 

Alternative Area MC-10 

Alternative Area MC-10 consists of approximately 108 acres in Morrow County General Industrial (MG) 
zoning, in which data center is an allowed use. It is located northwest of Irrigon, close to the Columbia 
River (but with no river frontage). See Map 7 in Appendix A. The property is owned by Morrow County 
Grain Growers and Tidewater Terminal Co. and consists of four tax lots which are in agricultural use and 
contain grain elevators. 

This Alternative Area cannot reasonably accommodate an EDCC because of the portions committed to 
other development and because the remaining vacant land does not provide adequate contiguous 
acreage for EDCC development after accounting for the existing development. 

Alternative Area MC-11 

Alternative Area MC-11 consists of approximately 1,849 acres in Morrow County Port Industrial (PI) 
zoning, in which data center is an allowed use. It is located north of I-84, south of Irrigon and west of 
Hermiston. See Map 8 in Appendix A. The property is owned by the Columbia Development Authority in 
two separate tax lots that are part of the former Umatilla Army Depot, which previously stored munitions 
in bunkers spread throughout the area. 

This Alternative Area cannot reasonably accommodate an EDCC due to ongoing litigation (Umatilla County 
v. Columbia Development Authority, et al., Umatilla County Circuit Court Case No. 24CV31777). That 
litigation introduces significant legal uncertainty, the outcome of which is unclear in substance and timing. 
Thus, the Site cannot “reasonably accommodate” data center development, while it remains the subject 
of active litigation which seeks to prohibit sale of industrial property. 

Cities of Boardman, Ione, and Irrigon 

The Cities of Boardman, Ione, and Irrigon contain no land on which data center is a permitted use under 
current zoning. Similarly, no areas within these UGBs would accommodate data centers, as upon 
annexation the land would receive city zoning which does not permit data centers. 

Umatilla County 

Unincorporated Umatilla County 

Alternative Area UC-1 

Alternative Area UC-1 consists of approximately 389 acres in Umatilla County Depot Industrial (DI) zoning, 
in which data center is an allowed use in Depot Industrial Subareas 2 and 3 (Depot Industrial Subarea 1 
does not permit data centers and is therefore not part of this Alternative Area). It is located north of I-84, 
west of I-82, south of Irrigon, and west of Hermiston. See Map 8 in Appendix A. The property is owned by 
the Columbia Development Authority in one tax lot that is part of the former Umatilla Army Depot, which 
previously stored munitions in bunkers spread throughout the area. The northern portion (Subarea 3) 
contains facilities associated with disposal of the on-site chemical storage. 
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This Alternative Area cannot reasonably accommodate an EDCC due to ongoing litigation (Umatilla County 
v. Columbia Development Authority, et al., Umatilla County Circuit Court Case No. 24CV31777). That 
litigation introduces significant legal uncertainty, the outcome of which is unclear in substance and timing. 
Thus, the Site cannot “reasonably accommodate” data center development, while it remains the subject 
of active litigation which seeks to prohibit sale of industrial property. 

Furthermore, according to Umatilla County zoning maps, 81 acres of Subarea 3 are a restricted area, 
further reducing suitable contiguous acreage.5 

Alternative Area UC-2 

Alternative Area UC-2 consists of approximately 930 acres in over 200 separate tax lots with multiple 
owners in Umatilla County Light Industrial (LI) and Heavy Industrial (HI) zoning. It is located south and east 
of the Umatilla UGB. See Map 9 in Appendix A. The area south of the UGB consists primarily of small, 
developed parcels, while the area east of the UGB contains a vacant 200-acre HI site. This area was 
included in the analysis because DLCD staff suggested it as an alternative area in the Rowan Percheron, 
LLC goal exception process. However, data center is not a permitted use under LI or HI zoning. 
Furthermore, this Alternative Area cannot reasonably accommodate an EDCC because it is largely 
committed to other development and the remaining vacant land does not provide adequate contiguous 
acreage for EDCC development after accounting for the existing development. 

Alternative Area UC-3 

Alternative Area UC-3 consists of approximately 1,650 acres in over 100 separate tax lots with multiple 
owners in Umatilla County Light Industrial (LI) and Heavy Industrial (HI) zoning. It is located north of I-84, 
east of I-82, and generally southwest and south of Hermiston. See Map 10 in Appendix A. The area 
contains existing industrial sites and some vacant parcels. This area was included in the analysis because 
DLCD staff suggested it as an alternative area in the Rowan Percheron, LLC goal exception process. 
However, data center is not a permitted use under LI or HI zoning. Furthermore, this Alternative Area 
cannot reasonably accommodate an EDCC because portions are committed to other development and 
the remaining vacant land does not provide adequate contiguous acreage for EDCC development after 
accounting for the existing development. 

Cities of Echo and Stanfield 

The Cities of Echo and Stanfield contain no land on which data center is a permitted use under current 
zoning. Similarly, no areas within these UGBs would accommodate data centers, as upon annexation the 
land would receive city zoning which does not permit data centers. 

City of Umatilla 

Alternative Area U-1 

Within Umatilla city limits, Alternative Area U-1 consists of approximately 184 acres in multiple tax lots 
with a variety of owners, located generally downtown, near Interstate 82 (I-82), and near Highways US 
395 and US 730. See Map 9 in Appendix A. Property within this Alternative Area is variously zoned General 
Commercial (GC), Downtown Commercial (DC), Downtown Transitional (DT), and Highway Commercial 

 
5 https://umatillacounty.net/fileadmin/user_upload/Planning/DepotZoning_Umatilla_Only.pdf 
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(HC) by the City of Umatilla. Each of these zones permits data center as an allowed use. Alternative Area 
U-1 also includes approximately 116 acres outside city limits but within the UGB; these parcels are 
designated Commercial in the Umatilla Comprehensive Plan and could therefore accommodate data 
centers if they were annexed and zoned GC, DC, DT, or HC. The Alternative Area contains a variety of uses 
in existing development, particularly along US 730, and some undeveloped sites in the eastern portion of 
the area, with a contiguous area of less than 100 acres. 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

City of Hermiston 

Alternative Area H-1 

Within Hermiston city limits, Alternative Area H-1 consists of approximately 211 acres in multiple tax lots 
with a variety of owners, located in the northern portion of the City. See Map 10 in Appendix A. Property 
within this Alternative Area is zoned Light Industrial (M-1) by the City of Hermiston; this zone permits data 
center as an allowed use. Alternative Area H-1 also includes an additional 44 acres outside city limits but 
within the UGB; these parcels are designated Industrial in the Hermiston Comprehensive Plan and could 
therefore accommodate data centers if they were annexed and zoned M-1 or Heavy Industrial (M-2). 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

Alternative Area H-2 

Within Hermiston city limits, Alternative Area H-2 consists of approximately 1,082 acres in over 40 tax lots 
with a variety of owners, located in the southeastern portion of the City, and is largely built out with the 
Walmart distribution center, existing Amazon data center, and other businesses. See Map 10 in Appendix 
A. Property within this Alternative Area is zoned either Light Industrial (M-1) or Heavy Industrial (M-2) by 
the City of Hermiston. Each of these zones permits data center as an allowed use. Alternative Area H-2 
also includes an additional 117 acres outside city limits but within the UGB; these parcels are designated 
Industrial or Future Industrial in the Hermiston Comprehensive Plan and could therefore accommodate 
data centers if they were annexed and zoned M-1 or M-2. 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

Goal 14 Exception Analysis 

The standards for a reasons exception to Goal 14 (Urbanization) are related, but not identical to those for 
a Goal 3 Agriculture exception. Per OAR 660-014-0040(3)(a), for a county to grant a Goal 14 exception 
allowing urban development on rural land, the county must show “…that the proposed urban 
development cannot be reasonably accommodated in or through expansion of existing urban growth 
boundaries or by intensification of development in existing rural communities…” 
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As described above under the “Analysis Method” heading, Mackenzie analyzed urban growth boundaries 
by (a) identifying those zones within city limits which allow “data center” as an allowed use and (b) for 
areas within UGBs but outside city limits, identifying those comprehensive plan designations that would 
support annexation and application of city zones where data center is an allowed use. 

Gilliam County 

City of Arlington 

Alternative Area A-1 

Within Arlington city limits, Alternative Area A-1 consists of approximately 504 acres in nine tax lots, in a 
combination of M-1 (Industrial) and M-2 (Land Intensive Industrial) zoning. The Arlington comprehensive 
plan has no industrially-designated land outside city limits. See Map 3 in Appendix A. Alternative Area A-
1 cannot reasonably accommodate EDCC development for the following reasons: 

▪ Amazon Data Centers, Inc. now owns the two largest parcels totaling over 375 acres (see Appendix 
B). The applicant understands that the property owner intends to proceed to permitting and 
construction and is not willing to sell the property. Thus, it is committed to other development. 

▪ The remaining parcels are all under 25 acres each, which is too small for an EDCC. 
▪ The total land area of Alternative Area A-1 is approximately half the 1,000-acre essential location 

factor threshold for EDCC development. 

Morrow County 

Cities of Boardman, Ione, and Irrigon 

The Cities of Boardman, Ione, and Irrigon contain no land on which data center is a permitted use under 
current zoning. Similarly, no areas within these UGBs would accommodate data centers, as upon 
annexation the land would receive city zoning which does not permit data centers. 

Umatilla County 

Cities of Echo and Stanfield 

The Cities of Echo and Stanfield contain no land on which data center is a permitted use under current 
zoning. Similarly, no areas within these UGBs would accommodate data centers, as upon annexation the 
land would receive city zoning which does not permit data centers. 

City of Umatilla 

Alternative Area U-1 

Within Umatilla city limits, Alternative Area U-1 consists of approximately 184 acres in multiple tax lots 
with a variety of owners, located generally downtown, near Interstate 82 (I-82), and near Highways US 
395 and US 730. See Map 9 in Appendix A. Property within this Alternative Area is variously zoned General 
Commercial (GC), Downtown Commercial (DC), Downtown Transitional (DT), and Highway Commercial 
(HC) by the City of Umatilla. Each of these zones permits data center as an allowed use. Alternative Area 
U-1 also includes approximately 116 acres outside city limits but within the UGB; these parcels are 
designated Commercial in the Umatilla Comprehensive Plan and could therefore accommodate data 
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centers if they were annexed and zoned GC, DC, DT, or HC. The Alternative Area contains a variety of uses 
in existing development, particularly along US 730, and some undeveloped sites in the eastern portion of 
the area, with a contiguous area of less than 100 acres. 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

City of Hermiston 

Alternative Area H-1 

Within Hermiston city limits, Alternative Area H-1 consists of approximately 211 acres in multiple tax lots 
with a variety of owners, located in the northern portion of the City. See Map 10 in Appendix A. Property 
within this Alternative Area is zoned Light Industrial (M-1) by the City of Hermiston; this zone permits data 
center as an allowed use. Alternative Area H-1 also includes an additional 44 acres outside city limits but 
within the UGB; these parcels are designated Industrial in the Hermiston Comprehensive Plan and could 
therefore accommodate data centers if they were annexed and zoned M-1 or Heavy Industrial (M-2). 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

Alternative Area H-2 

Within Hermiston city limits, Alternative Area H-2 consists of approximately 1,082 acres in over 40 tax lots 
with a variety of owners, located in the southeastern portion of the City, and is largely built out with the 
Walmart distribution center, existing Amazon data center, and other businesses. See Map 10 in Appendix 
A. Property within this Alternative Area is zoned either Light Industrial (M-1) or Heavy Industrial (M-2) by 
the City of Hermiston. Each of these zones permits data center as an allowed use. Alternative Area H-2 
also includes an additional 117 acres outside city limits but within the UGB; these parcels are designated 
Industrial or Future Industrial in the Hermiston Comprehensive Plan and could therefore accommodate 
data centers if they were annexed and zoned M-1 or M-2. 

This Alternative Area cannot reasonably accommodate an EDCC because it is largely committed to other 
development and the remaining vacant land does not provide adequate contiguous acreage for EDCC 
development after accounting for the existing development. 

Consideration for Expansion of Existing UGBs 

As Goal 14 also requires demonstration “…that the proposed urban development cannot be reasonably 
accommodated in or through expansion of existing urban growth boundaries or by intensification of 
development in existing rural communities…,” the concept of expanding UGBs within the study area is 
discussed here. 

Siting an Exascale Data Center Campus within an expanded UGB would consume contiguous developable 
land area of 1,000 acres or more for a single use, precluding use of that land for other urban uses. 

By contrast, siting an Exascale Data Center Campus away from a UGB, and in particular at the Site, enables 
it to be proximate to necessary large-scale utility infrastructure, to minimize any potential impacts on 
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urban communities, and generally to present a more viable and efficient location to meet a documented 
demand for this large-scale industrial use. This 1,264-acre area west of the Boardman Airport is adjacent 
to the east bank of Sixmile Creek, which forms a logical, natural-feature boundary for urban expansion 
west of the City of Boardman. Service from existing high-capacity electric power transmission lines can be 
made available to the site. As urban-level water and transportation services are (or will be) already 
available to the Airport area, including an adjacent forthcoming data center campus at the western 
terminus of the improved Boardman Airport Lane, only short extensions are necessary to reach and serve 
the Site.  

Significantly in the context of meeting land needs that operate at a regional scale, for any of the cities in 
the area to justify expanding its UGB for Exascale Data Center Campus development, the Goal 9 process 
would require an Economic Opportunities Analysis (EOA) justifying a UGB expansion of 1,000+ acres for a 
single land use to meet that city’s population growth forecast and associated land needs. Such a land area 
being brought into a UGB expressly for EDCC use would need to be made ineligible for other industrial 
uses, and a consolidated site of sufficient size, along with the other required site characteristics, would 
have to be identified contiguous to the existing UGB. Absent an identified user, such a large-acreage site 
could remain in the UGB indefinitely as surplus industrial land. For these reasons, the established UGB 
expansion process requires a level of certainty that make it less supportable under these implementing 
regulations as a method for making an alternative site available for Exascale Data Center Campus 
development at this time. 

By contrast, and particularly in the context of this proposal, the “reasons exception” process is preferable 
for several reasons:  

(1) The necessary designation change is a voluntary proposal submitted by the owner of the property 
as applicant;  

(2) The proposed zone designation (MG with Limited Use Overlay) only allows for the specific urban 
use–data center–that is the basis for the “reasons” exception;  

(3) The proposed designation change contributes significantly to the need to allocate land on a 
regional basis, responding to a documented recent dramatic increase in land demand for a novel 
industrial activity; and  

(4) The proposal will continue to allow EFU uses on the property unless and until data center 
development becomes economically feasible. Even if such use ultimately is not realized, the 
protections inherent in the land use approval process will require a new exception before any 
other urban use or development can occur. 
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IV. CONCLUSION 

This report offers a technical evaluation of the Alternative Areas evaluated in support of the proposed 
comprehensive plan map amendments, zoning map amendments and exceptions to Goals 3 and 14. This 
evaluation demonstrates that other sites that do not require a new exception cannot reasonably 
accommodate the proposed uses, as required by administrative rule. Therefore, none of the Alternative 
Areas would preclude the Site from its proposed Goal 3 and 14 Exceptions. 
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APPENDIX A MAPS 

Map 1. Alternative Areas Overview 

Map 2. Alternative Area: Gilliam County #1 (GC-1) 

Map 3. Alternative Area: City of Arlington #1 (A-1) 

Map 4. Alternative Area: Morrow County #1 (MC-1), #2 (MC-2), and #3 (MC-3) 

Map 5. Alternative Area: Morrow County #4 (MC-4), #5 (MC-5), #6 (MC-6), and #7 (MC-7) 

Map 6. Alternative Area: Morrow County #8 (MC-8) and #9 (MC-9) 

Map 7. Alternative Area: Morrow County #10 (MC-10) 

Map 8. Alternative Area: Morrow County #11 (MC-11) and Umatilla County #1 (UC-1) 

Map 9. Alternative Area: City of Umatilla #1 (U-1) and Umatilla County #2 (UC-2) 

Map 10. Alternative Area: City of Hermiston #1 (H-1) and #2 (H-2) and Umatilla County #3 (UC-3) 
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