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ACRONYMS 

bgs: below ground surface  

BNSF: Burlington Northern Santa Fe 

CCC: Cowlitz County Code 

CDID: Consolidated Diking District 

City: City of Woodland 

County: County Cowlitz  

CPT: Cone Penetration Test (probes) 

CRD: Columbia River Datum 

CRP: Columbia River Pilots  

CSHI: Comprehensive Scheme of Harbor Improvements (Plan) 

DEA: David Evans and Associates 

Ecology: Washington State Department of Ecology 

EIS: Environmental Impact Statement 

ELS: Ecological Land Services  

ESA: Endangered Species Act 

FNC: federal navigation channel  

gpm: gallons per minute  

ISGP: Industrial Stormwater General Permit  

I-5: Interstate-5 

NAVD88: North American Vertical Datum 1988 

NEPA: National Environmental Policy Act  

Port: Port of Woodland 

PUD: Cowlitz County Public Utility District  

RM: River Mile 

SEPA: State Environmental Policy Act 

SMP: Shoreline Master Program 

SWDM: Cowlitz County Stormwater Drainage Manual 

SWMMWW: Stormwater Management Manual for Westing Washington 

USACE: United States Army Corp of Engineers 

WSDOT: Washington State Department of Transportation  
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1.0 INTRODUCTION 

The Port of Woodland (Port) owns approximately 338 acres of property in the Austin Point and 

Woodland Bottoms area. Portions of the property were purchased in 1961 with additional property 

acquired to date with the intent of future industrial development. The property is located in Cowlitz 

County approximately 2.5 miles south of the City of Woodland and is strategically positioned near 

Interstate 5 (I-5), the Burlington Northern Santa Fe (BNSF) mainline at the confluence of the Lewis River 

and Columbia River (River Mile (RM) 86.5).  

The Port envisions developing Austin Point into a rail served deep-water shipping terminal, and in 2020, 

determined that a feasibility study was necessary to better understand the full development potential of 

their Austin Point properties. The feasibility study is being addressed by three teams working under 

direction of the Port (see Figure 1): 

• In 2020, the Port hired David Evans and Associates (DEA) to assess the feasibility of developing 

upland road and rail infrastructure to serve a future marine shipping terminal. This assessment 

includes conceptual transportation impacts and improvements including potential overpasses 

and road improvements. DEA’s study area includes the upland Port properties east of Dike Road. 

• In 2020, the Port hired Ecological Land Services (ELS) to assess the feasibility of developing off 

channel salmonid habitat at Austin Point. This assessment is being done proactively to understand 

the potential for on-site mitigation that may be used to offset impacts from a potential future 

industrial development. ELS’s study area is the upstream most Port property waterside of Dike 

Road SW. 

• In 2022, the Port hired KPFF Consulting Engineers (KPFF) to assess the feasibility and economic 

opportunity of developing a marine shipping terminal at Austin Point. The effort, documented in 

this report, focuses on market opportunity, facility planning, public engagement, public access, 

permitting and environmental strategy, marine structures engineering, and upland 

civil/transportation/electrical engineering. KPFF’s study area includes all Port property waterward 

of Dike Road SW except as noted further in this report.  

Figure 1: Feasibility Study Area 

 
Photo Credit: David Evans and Associates 
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1.1 PROJECT BACKGROUND 
The Port is looking to develop their properties in the Austin Point and Woodland Bottoms area into a rail 

served marine shipping terminal. This portion of the feasibility study focuses on the three Port-owned 

parcels located waterward of Dike Road SW.  

The study is the beginning of a potentially multi-year process and reviews the following main elements to 

determine the development potential of the site:  

• Market Analysis – An initial assessment of market opportunities was conducted to evaluate a 

range of commodities that have market opportunity, are appropriate for site characteristics and 

meet the Port’s development goals and criteria.  

• Public Engagement – A public engagement campaign was conducted to provide the 

Woodland residents and area stakeholders the opportunity to engage and shape the potential 

development options.  

• Technical Studies and Preliminary Engineering – Technical studies of the site were conducted to 

understand potential development requirements for the Port’s envisioned future development. 

These include reviews of land use and zoning, site geotechnical conditions, dry and wet utilities, 

stormwater, transportation infrastructure, marine structures, and dredging.  

• Environmental and Permitting – Preliminary environmental and permit requirements were 

assessed based on the potential site development options. This included review of cultural 

resources, existing wetlands reconnaissance, river sediment/hydrodynamic conditions and 

natural resources to inform potential development options and understand potential impacts. 

Based on the development options, a permitting strategy and matrix were developed to 

understand the potential steps and timelines to permit and develop the area.  

• Public Access – Based on feedback received through the public engagement process, public 

access concepts were developed.  

• Development Alternatives – Alternatives were developed based on review of the market analysis, 

opportunities and constraints of the properties and feedback from the public. 

• Cost Estimating - Estimates of rough order of magnitude project costs were developed.  

This study is comprised of an executive summary with appendices and exhibits and was prepared by 

the KPFF Design Team. The appendices include conceptual plan exhibits, discipline technical 

memorandums, public engagement summary, public access concepts and an order of magnitude for 

development costs as described above. The Design Team members included: 

• KPFF Consulting Engineers • Anchor QEA 

• Makers Architecture 

• ECONorthwest 

• Hailey and Aldrich  

• Heffron Transportation 

• Elcon Associates • The Beckett Group 

1.2 SITE DESCRIPTION 
The Port owns approximately 338 acres of property in the Austin Point and Woodland Bottoms area 

within unincorporated Cowlitz County, Washington. The Austin Point site is located approximately 2.5 

miles south of the City of Woodland, approximately 5 to 6 miles driving distance from Interstate 5 (I-5) 

and 1.2 miles west of a Class One Rail corridor. The property is situated between Dike Road SW (county 

road on a levee) to the east and the Lewis and Columbia River’s to the south and west and provides 

approximately 4,250 feet of waterfront access to the Columbia River (RM 86.5). This study reviewed the 

three Port-owned parcels located waterward of Dike Road SW (WB3513002, WA0202002 and 

WA0202001) totaling 132.73 acres of waterfront property. See Table 1 for a summary of the Port-owned 

parcels in the Austin Point and Woodland Bottoms area and their due diligence study group. All these 
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parcels would be involved in the development of a rail-served marine terminal, but only the waterward 

three parcels are the subject of this feasibility study.  

Table 1: Port-Owned Property Summary 

Port Parcel No. Area (Acres) Zoning Study Group 

Waterward of Dike Road 

WB3513002 8.75 FR -Forested Recreational KPFF 

WA0202002 20.00 MH – Heavy Manufacturing KPFF 

WA0203001 103.98 MH – Heavy Manufacturing KPFF/ELS 

Subtotal 132.73 

Landward of Dike Road 

WB3513004 29.88 AG-38 DEA 

WA0201003 14.42 AG-38 DEA 

WB3504002 2.19 AG-38 DEA 

WB3612003 2.07 AG-38 DEA 

WB3602003 138.20 AG-38 DEA 

WB3609001 18.42 AG-38 DEA 

Subtotal 205.18 

Total  337.91 
KPFF – KPFF Consulting Engineers; DEA – David Evans and Associates;  ELS – Ecological Land Services 

Parcel WA0203001 is the upstream most parcel and is approximately 103.98 acres and is zoned MH 

Heavy Manufacturing. The parcel is mostly forested and likely includes extensive wetland areas. The 

parcel contains three existing United States Army Corps of Engineers (USACE) federal navigation 

channel (FNC) aid lights, the Warrior Rock Range Front and Rear lights and the St. Helens Range Rear 

light. The site also contains numerous offroad trails although access to these trails is restricted. Public 

access is provided on this parcel through a driveway and unimproved parking area adjacent to the 

river. The northern portion of the parcel overlaps with construction equipment training company 

operations area described below. 

Parcel WA0202002 is the central parcel and is approximately 20.00 acres and is zoned MH Heavy 

Manufacturing. Portions of the site are used as a USACE dredge sand disposal, so the parcel is overlain 

with dredge sand. The parcel is currently occupied by a construction equipment training company and 

contains a dedicated driveway and several buildings supporting the currently operations.  

Parcel WB3513002 is the downstream most parcel and is approximately 8.75 acres and is zoned FR Forest 

Recreation. The parcel is mostly forested and contains extensive off-channel areas that flood during 

high river stages. Portions of the site are used as a USACE dredge sand disposal site and the southern 

portion of the parcel contains a gated driveway used by the Port to access and sell the dredge sand.  

An existing levee, overseen by the USACE and Consolidated Diking District #2 (CDID#2), runs along the 

entire eastern boundary of the properties and creates a separation between the Port’s upland and 

waterside properties. A two-lane county road, Dike Road SW, runs along the top of the levee. The levee 

is part of broader network that protects the Woodland Bottoms area from the 100-year flood. 

Three existing pile dikes, overseen by the USACE, are in the Columbia River adjacent to the property at 

RM 85.93, 86.11 and 86.37. The St. Helens Range Front light (navigation channel aid) is a pile support 

dolphin structure located at the waterward end of the RM 86.11 pile dike (see Appendix A – Existing 

Conditions).  
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2.0 PLANNING PROCESS 

2.1 DEVELOPMENT CRITERIA 
The Austin Point feasibility study started with the review of the Port’s resolutions, Comprehensive Scheme 

of Harbor Improvement (CSHI) Plan and defining the Port’s goals for the project. This was followed by 

the preliminary market analysis while the whole planning process was informed by public engagement 

process. The following areas were considered or developed to establish the development criteria for this 

study.  

2.1.1 RESOLUTIONS 

Prior to starting the feasibility studies for Austin Point, the Port adopted two resolutions to define their 

intent regarding potential development of the site. The resolutions defined the initial development 

goals, types of allowable commodities, and commodities or uses that would not be considered. These 

initial criteria were used to define the market analysis described below in Section 2.2. 

Resolution 448, adopted in July of 2017, defined that a development at Austin Point be “focused on 

bulk imports/exports via rail” of a “target single commodity.” The resolution established acceptable 

commodities for the site to be grains, liquid edibles, rock/aggregate, timber/timber products, cement 

products and steel/metal products. Recognizing the permitting conditions in the area, the resolution 

further established the commodities that will not be considered: coal and coke, petroleum, and 

petroleum products, liquefied natural gas, propane, toxic/explosive/reactive or hazardous substances, 

dangerous wastes, and municipal wastes/construction debris. More details can be found in the 

resolution on the Port’s website (https://portofwoodland.com/wp-content/uploads/2016/09/Resolution-

448-Commodities.pdf). 

Resolution 485, adopted in March of 2020, further defines the Port’s criteria for development at Austin 

Point to include projects which “…use innovative technologies to improve upon the manufacturing and 

delivery of traditional commodities in cleaner ways.” Projects would be prioritized that “…reduce 

greenhouse gas emission, reduce impacts to climate change and reduce pollutants from traditional 

commodities or agricultural byproducts and would require deep water accessibility for shipping along 

the Columbia River.” More details can be found in the resolution on the Port’s website 

(https://portofwoodland.com/wp-content/uploads/2020/05/Resolution-485-Dated-March-19-2020.pdf). 

2.1.2 COMPREHENSIVE SCHEME OF HARBOR IMPROVEMENT PLAN 

The Port’s CSHI plan was published in August of 2016. Development at Austin Point will need to be 

compatible with the most current version of the CSHI plan including being compatible with the site 

zoning and for Austin Point to be considered a lease only development property. See the CSHI plan for 

further details which can be found on the Port’s website 

(https://www.ci.woodland.wa.us/sites/default/files/fileattachments/planning_division/page/3143/2019 

_comp_plan_with_amendments_final.pdf). 

2.1.3 PROJECT GOALS 

The Port has developed specific goals for the potential future development of the Austin Point and for 

this feasibility study. These goals were used to guide the market analysis, public engagement and 

ultimately the alternatives developed. General goals for the development and study include: 

• Help the Port become self-sustaining over time, eventually eliminating the Port tax. 

• Create jobs and help diversify the economy in the region. 

• Enhance and or maintain recreation opportunities and public access to the river. 

• Develop a unit train served bulk export terminal at Austin Point. 
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• Focus on commodities that meet Port Resolutions 448 and 485. 

• Implement a robust and proactive public engagement campaign to solicit community 

feedback. 

2.2 MARKET ANALYSIS 
The feasibility study for Austin Point started with a preliminary market analysis. The framework for the 

market analysis was defined using the site capacity, physical features, desired compatibility with the 

Port’s adopted resolutions, additional Port input and the Port’s stated project goals. A review of market 

trends in the Pacific Northwest region was conducted, including trade data and interviews, to identify 

potential cargo types for the Austin Point site. The resulting list of potential cargos identified for further 

study in the market analysis included: cereals, potash, soda ash and wood pellets.  

The key findings from the preliminary market analysis included that: 

• There is a long-term market for cereals and soybeans. 

• There is mixed opportunity in potash and soda ash. 

• There is an emerging market for agricultural meals. 

• There is limited opportunity for a multi-purpose dock. 

• The long-term capacity of the Lower Columbia (River) is greater than demand.  

The findings of the preliminary market analysis were used to help define the development alternatives 

described in Section 2.4 and reviewed in Section 3.0. See Appendix B for further information on the 

development of the framework for the market analysis, study methodology, and more detailed 

preliminary market analysis findings. 

2.3 PUBLIC ENGAGEMENT 
As part of the feasibility study, one of the Port’s main goals was engage the public early and often. The 

intent of early and robust public engagement was to inform the public and project stakeholders about 

the Port’s intentions for Austin Point and to solicit feedback early in the process to understand what is 

important to the community and project stakeholders. This feedback was used to help shape the 

alternatives and public access concepts developed in during this study. The public engagement 

started with an update to the Port’s website for Austin Point that included a project email dedicated for 

receiving public comments.  

Three in-person engagement events were held throughout the year starting with an open house hosted 

in May of 2022 at the local high school. This open house focused mainly on the upland rail and 

transportation elements of the study (being developed by DEA) but included all three study elements of 

the project (see Section 1.0). An online open house was hosted following the in-person event to allow 

the broader community to review and comment on the project. The Port hosted a booth during the 

Planters Day Festival which focused on the waterside development and public access concepts which 

is the focus of this study. The Port hosted a second open house in September of 2022 at the community 

center to update the public on the process of the waterside feasibility study. Like the first open house, 

an online open house was hosted by the Port to provide the public more access to the study 

information. See Appendix M for a more details summary of the public engagement conducted 

throughout 2022.  
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2.4 ALTERNATIVES REVIEWED 
In parallel with studying the handling requirements for the commodities, Austin Point’s physical 

properties (opportunities and constraints) were studied. Site planning began by overlaying these 

requirements and incorporating them into the options for the site infrastructure. Following initial review 

and discussions with the Port, several assumptions were used in creating refined development 

alternatives including:  

• The development would be focused on the center parcel and include only a single site user. 

• The existing pile dikes would remain (no alteration to existing pile dikes). 

• All rail infrastructure would be located land side of the levee.  

• Since the rail car unloader (by future tenant) would be located landward of the levee, all 

commodities would be conveyed over the top of the levee/county road. 

• Utilities would not pass through the levee.  

• Other assumptions are documented in their respective technical memorandums (see the 

appendix). 

Based on the above findings, assumptions, and Port input, a single cereal/grain export tenant was 

identified as the site user to develop conceptual layouts and site infrastructure around. The pier 

structures concepts were located first, suited to the cargo intended and waterside site constraints. 

Upland access and facility layouts were then developed. The primary option reviewed, Option 1, has all 

administrative, maintenance and storage facilities for the potential grain terminal located waterward of 

the levee. A second option, Option 2, was also reviewed but with less detail. Option 2 has the grain 

storage building located landside of the levee adjacent to the rail car unloader. Although Option 2 

shows the administrative building waterward of the levee, the administrative building could be located 

landward of the levee also. These layouts were used to understand the development potential for the 

site and is reviewed in more detail in the following sections. Both options share basic infrastructure 

requirements including rail access, dedicated use pier structures and low volume vehicle access. See 

Appendix A for the Conceptual Site Plan exhibits.  

2.4.1 INFRASTRUCTURE REVIEWED BY OTHERS 

As discussed, this study focused on the three waterward Port-owned parcel. No review of the upland 

parcels or proposed rail development was performed except for limited review of the potential rail car 

unloader location to understand how conveyors would be routed over the existing levee. From this 

limited review, it appears the Port will need to acquire additional property landside of the levee to 

complete the unit train rail loop and provide adequate space for a potential future tenant’s rail car 

unloader and conveyor system. A conceptual layout has been shown to understand how the conveyor 

goes over the levee, but additional study is required. Potential impacts from the new at-grade rail 

crossings at the connection to the Class 1 rail mainline were also not reviewed. Preliminary overpass and 

road realignment concepts were developed by DEA, and these will need to be incorporated into the 

overall project understanding at a later date.  
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3.0 TECHNICAL STUDIES 

Numerous technical studies were performed to assess the feasibility for developing the Austin Point site. 

The conceptual alternatives developed in Section 2.4 were used to inform what types of infrastructure 

would be required, where it would be located and what environmental and permitting support would 

be necessary for the conceptual development. These technical studies focus on the waterside Port-

owned parcels except in a few locations as noted below.  

3.1 LAND USE, ZONING, AND EASEMENTS  
Land use, zoning, the comprehensive plan, and existing easements were reviewed as part of evaluating 

Austin Point (see Appendix C – Land Use, Zoning, Comprehensive Plan, and Easements Assessment). This 

information was gathered through publicly available information including title reports, Cowlitz County 

tax assessor records, Cowlitz County Code (CCC), easement documentation and conversations with 

stakeholders. Potential new easement requirements associated with development were also 

investigated.  

Development of the Austin Point site will be subject to CCC 18.10 zoning requirements. The southern two 

parcels are zoned Heavy Manufacturing and the northern most parcel is zoned Forested Recreational 

as described in Section 1.2. The County Comprehensive Plan for Austin Point is consistent with zoning of 

the southern two parcels with the northern parcel being undesignated.  

The site consists of three parcels, but only development of the two parcels with zoning designations of 

Heavy Manufacturing is envisioned with the main development located on the central parcel. For this 

feasibility study, it is assumed those two parcels will be combined under a Commercial and Industrial 

Binding Site Plan in accordance with CCC 18.64. This provides a legal method for the Port to lease land 

to tenant(s) as well as a mechanism for the County planning department to review development 

requests by the Port and its tenant(s). The resulting parcel of land will be subject to the setback and 

dimensional standards for Heavy Manufacturing as a whole, not as individual parcels.  

There are limited existing easements that encumber the site, and they would not likely hinder 

development of the property. However, a discrepancy was discovered with the Dike Road public right-

of-way and levee easement running along the length eastern boundary of the site. Through 

conversations with CDID#2 who oversee the levee network and the County, a discrepancy was 

identified between the recorded right-of-way and constructed location of the levee (see Appendix A –

Existing Conditions). CDID#2 provided a draft right-of-way realignment exhibit to the Port which showed 

the eastern site property boundary moving east ranging from approximately 0 to 67 feet to match the 

as-constructed location of the levee. The Port, CDID#2, and County are actively addressing this issue 

and it is anticipated to be resolved before development of the site can occur. 

The unit train facility and rail car unloader will be located landside of the existing levee. This will require 

material unloaded from the train to be conveyed over the top of the levee/Dike Road to reach the 

river. Any private utilities or structures that encroach into public right-of-way will require a Franchise 

Agreement (for each encroachment) with Cowlitz County in accordance with CCC 16.31. 

In summary, the land use identified for Austin Point is consistent the zoning code and Port parcels will 

likely need to be brought together under a binding site plan to develop the site. The discrepancy with 

the levee right-of-way will need to be resolved prior to development and any encroachments into that 

right-of-way will require a franchise agreement. Regardless, the items identified in review of the land 

use, zoning and easements should not preclude development of the site.  
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3.2 ENVIRONMENTAL AND OTHER CONSIDERATIONS 
Environmental regulations and current environmental (habitat) conditions associated with the Austin 

Point site were reviewed considering the proposed development concepts (see Appendix D – 

Preliminary Environmental and Other Regulatory Considerations). The intent of this review was to gain an 

initial understanding of the regulatory issues and potential impacts to existing habit from the conceptual 

facility layouts. The initial assessment was based on review of publicly available data, review of 

preliminary assessments by other Port consultants, reconnaissance site visits, and discussions with the 

Port. This assessment only focuses on the waterfront three Port-owned parcels and additional 

assessment will be required for potential impacts due to the upland unit train facility development. 

3.2.1 WETLANDS, STREAMS, AND HABITAT 

Based on preliminary evaluation, there are two locations on the site with wetlands. Wetlands on the 

upstream parcel WA0203001, were previously delineated by others in October of 2021. Three Category 

III forested-riverine wetlands (identified as Wetlands A, B, and C) were identified totaling approximately 

7.09 acres. As part of this study, wetland determination field work was also performed on parcels 

WB3513002 and WA0202002. A wetland was identified on the downstream parcel WB3513002 as a 

depressional/riverine Category II wetland (identified as Wetland D) and totaled approximately 10.87 

acres. No wetlands were identified on the central parcel WA0202002. 

Any anticipated development should implement avoidance and minimization efforts to reduce impacts 

to jurisdictional waters, critical areas, and their buffers. The conceptual industrial development is 

currently contained on the central parcel WA0202002 where there are no existing wetlands.   

The Columbia River is habitat for many listed fish species. However, based on consideration of the 

potential development, including any related mitigation measure; there do not appear to be any 

aspects of the potential project that would lead to jeopardy/adverse modification determination under 

the Endangered Species Act (ESA). Therefore, issues related to ESA-listed fish or upland species will not 

likely prevent development of the Austin Point site. However, mitigation for in- and over-water structures 

will be required.  

3.2.2 MITIGATION 

There are several options the Port may utilize for wetland and in-water habitat mitigation including the 

use of mitigation banks, in-lieu fee mitigation, and permittee-responsibly mitigation. A portion of parcel 

WA0203001 is being considered by others for advanced mitigation (permittee-responsible mitigation) 

and could be used to address future compensatory mitigation requirements for development of 

shoreline features at the Austin Point site. The specific nature, magnitude, and applicability of any 

proposed restoration project in this area to mitigate for Austin Point impacts would need to be further 

designed and studied. 

3.2.3 OTHER CONSIDERATIONS 

Cultural Resources 

A qualified professional archaeologist reviewed the Project site to assess potential for impacts to cultural 

resources (including archaeological sites, historic structures, and traditional cultural properties). The 

Austin Point Dredge Material Placement site was the only potential cultural resource identified in the 

Project Area, but it was determined to not be eligible for listing in the National Register of Historic Places. 

Archaeological sites may be present on the property; however, discovery of a site is unlikely to cause a 

fatal flaw for any potential development. Impacts to sites can be mitigated under federal or state 

cultural resources laws. Early coordination with the State Historical Preservation Office, tribes, and 

federal agencies (if any) can reduce risk and uncertainty associated with developing mitigation 

measures for impacts to archaeological sites.  
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3.3 GEOTECHNICAL 
Preliminary geotechnical analysis was performed for the Austin Point property (see Appendix E – 

Preliminary Geotechnical Site Assessment). This included review of existing published geotechnical 

information as well as field investigations comprised of a series of test pit explorations and cone 

penetration test probes (CPT). Following the initial investigation, limited geotechnical engineering 

analysis was performed including seismic design, liquefaction hazard analysis, preliminary deep 

foundation analysis, riverfront seismic stability, and estimating areal settlement due to potential mass fills. 

Geotechnical conditions related to stormwater infiltration and groundwater well production was also 

reviewed.  

The Austin Point site, mainly the central parcel, is blanketed by artificial fill soils largely composed of 

dredge sands and is generally underlain by thick deposits of alluvial soils that contain weak and 

compressible layers and possess potential to liquefy under seismic loading. Alluvial soils are generally 

heterogeneous very stiff fine-grained to medium-dense sands at depths above 50 feet below ground 

surface (bgs) and deeper alluvial materials generally consists of sands and silts that become denser with 

depth. Bedrock was not encountered by the CPTs but is generally expected to be present at depths 

greater than 200 feet bgs. The presence of these thick deposits of liquefiable alluvial soils over deep 

bedrock will have significant impact on the geotechnical development of the site. Analyses indicate 

that seismically induced liquefaction may result in vertical settlements of greater than 1 foot.   

Site development plans may include large-scale earthwork including placement of significant areal fills. 

For preliminary planning, we anticipate that areal fills on the order of 10 feet in thickness may induce 

settlements on the order of 1 to 4 inches, which may take place over a period of weeks to several 

months. Greater fill thicknesses may induce virgin consolidation within fine-grained alluvium, which 

would significantly increase ground settlements. Design-level geotechnical investigations for the site 

should include collection of physical samples and consolidation testing of the fine-grained alluvium to 

improve estimation of consolidation properties. 

Limited investigation of the riverbank slope stability was performed in parallel with the investigation of 

the marine infrastructure and dredging discussed in Section 3.4. Preliminary results show that the existing 

riverbank is currently stable in a static condition but will likely be unstable in a seismic event. Ground 

improvement measures will likely be required to stabilize the river and upland structures.  

Groundwater well production was assessed through review of existing domestic well logs and nearby 

municipal systems. Domestic well logs indicate that conventional wells will likely be sufficient to satisfy 

domestic water demand. Review of nearby municipal systems show that the larger demand for fire 

water will likely need to be supplied through a larger well system like a Ranney well. The City of 

Woodland and St. Helens (Oregon) both satisfy high flow rate municipal water demands with Ranney 

Wells. Additional geotechnical investigation will be required to determine well type, depth, and size. See 

Section 3.6 for additional discussion on utilities.  

Groundwater was found at shallow depths but varies across the site and will likely reach the ground 

surface occasionally nearer to the shoreline. The site fill (dredge) sand is expected to have good 

permeability characteristics. Infiltration is considered feasible if infiltration features are designed with 

sufficient spacing between the base of the feature and the groundwater table. See Section 3.7 for 

additional discussion on stormwater management strategy. 

In summary, preliminary site investigations have shown the geotechnical conditions to be like other 

project sites in the area and are not unique. Factors like liquefaction, seismic design, settlement and the 

likely need for ground improvements will be significant drivers for the site design at Austin Point, but do 
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not preclude the development from a geotechnical standpoint. Further geotechnical analysis will be 

needed to determine the full extent of the design impacts based on the geotechnical issues identified.  

3.4 MARINE STRUCTURAL AND DREDGING 
Pier types based on commodity needs, layouts, structural codes, dredging, and seismic requirements 

were addressed for the riverfront improvements to inform potential development at Austin Point (see 

Appendix H – Preliminary Marine Structures Assessment and Appendix F – Preliminary Dredging and 

Hydrodynamics Assessment). This information, combined with site condition review, conversations with 

the Columbia River Pilots (CRP), initial geotechnical assessment (see Section 3.3), and permitting review 

(see Section 4.0) were used to inform the pier types and locations. The marine structures are anticipated 

to be purpose-built pier structures for use with the grain exporter. This will require two marine structures: a 

dedicated shiploader export pier capable of berthing Panamax size vessels and a dedicated grain 

barge unloader/import pier capable of mooring grain barges that are unique to the Columbia River. 

Pier structures were located between the existing pile dikes with the assumption that the pile dikes 

would not be demolished or impacted by potential dredging. The distance from the face of pier 

structure to the federal navigation channel (FNC) line will also affect the amount of initial dredging and 

capital costs of the structure due to access trestle length and mooring hardware strength. This will also 

impact the angle of approach for a vessel or barge coming to or departing from the facility since it is 

located between existing pile dikes. 

Due to the existing geotechnical site conditions, the pier structures will need to be designed to 

withstand both downward and uplift forces along with lateral forces. Foundations will likely need to be 

piles or shafts with larger than typical diameters and wall thickness. 

The design team met with the CRP to understand their concerns with a potential development located 

at Austin Point. CPR’s expressed two main concerns: the offset from the FNC line and the need for a 

turning basin. They stated that the outer edge of a berthed vessel should not be closer than 200 feet 

from the edge of the FNC line. The proposed face of berth for this study was located to minimize the 

impacts of the dredge slope on the shoreline and pile dikes and places the study vessel within this 200-

foot area. A Passing Vessel Study would be required to further understand the impact from a passing 

vessel on the design vessel moored up at the pier.  

Second, the CRP stated that a turning basin needs to be located within 1.5 miles of the site. The nearest 

existing turning basin is located at the Port of Kalama, which is approximately 10 river miles downstream. 

A turning basin can be provided through a cost-shared civil works with USACE which has a timeline of 10 

to 15 years to complete, or through a private turning basin maintained by the Port which has a timeline 

of 3 to 5 years to complete. For this study, a turning basin was located directly across from the Austin 

Point site adjacent to the FNC, but a Turning Basin Siting Study and further discussions with the CRP and 

USACE are recommended.  

A dredge concept was developed based on the location of the piers as described above and using 

authorized FNC depth of -43 feet Columbia River Datum (CRD) plus a 3-foot overdredge depth, for a 

maximum dredge -46 feet CRD for the Panamax-sized vessel. A conceptual required dredge depth of -

16 feet CRD was assumed for the grain barge. Water depths are deeper than -20 feet CRD in the grain 

barge berthing area, so dredging would likely not be necessary where the pier is currently shown. The 

conceptual dredge depth of the turning basin was assumed to be the same as the authorized FNC 

depth, -43 feet CRD, plus the inclusion of a 3-foot overdredge depth for advanced maintenance for a 

maximum dredge depth of -46 feet CRD. Based on these dredging depths, the conceptual design 
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dredging volumes are 245,000 cubic yards for the Panamax-sized vessel berthing area and 342,000 

cubic yards for the turning basin. 

The approved in-water work window for this portion of the Columbia River (the mouth of the river to the 

Snake River) is from November 1 through February 28. All in-water work, including dredging, pile driving, 

and shoreline protection, will need to be completed within this window. Given the potential quantity of 

dredge, the work will likely take place over multiple work windows. 

In this portion of the analysis, no significant impacts were identified that would preclude riverfront 

access or development of marine infrastructure. However, the following additional studies are 

recommended before advancing design. A Passing Vessel Study is recommended to understand how 

close a vessel can be located to the FNC and what kind of loads pier mooring structures will encounter. 

A Turning Basin Siting Study is recommended to understand if there is a more advantageous location to 

site the turning basin (i.e., partnering with others, reducing dredge quantities, minimizing potential 

impacts to the FNC). A Sedimentation Study is also recommended to understand potential 

maintenance dredging costs as it relates to possible sedimentation rates in newly dredged areas 

around the existing pile dikes.  

3.5 TRANSPORTATION  
Vehicular traffic and site access needs were evaluated for the potential development at Austin Point 

(see Appendix I – Preliminary Transporation Assessment). The analysis included collection of new 48-hour 

traffic volume counts at three locations leading to the site. This data was used to analyze the potential 

traffic impacts from the development at four key intersections: Lakeshore Drive/Buckeye Street/Goerig 

Street, Whalen Road/Kuhnis Road, Whalen Road/Dike Road, and Dike Road/Site Entrance. This analysis 

did not consider impacts due to planned improvements to the I-5 Exit 21 or the potential unit train 

facility (being reviewed by others). 

The potential development of a unit train served grain terminal at Austin Point is forecast to generated 

relatively little daily vehicle traffic and fewer than 30 trips during peak hours. Those trips would have 

negligible impacts to delays at the key intersections along access routes between the site and I-5. There 

is already considerable congestion at the intersections serving I-5 Exit 21 along Goerig Road, especially 

at the Lakeshore Drive / Buckeye Street intersection but the potential development would only account 

from approximately 1.3% of the total traffic volume. The City and Washington State Department of 

Transportation (WSDOT) have also identified several improvements that would address those existing 

conditions.  

The City expressed concern with any development related to potential impacts to the I-5 interchange 

intersections at Exit 21 and Exit 22 and may request analysis of those intersections. Recent available 

traffic studies for Exit 21 and Exit 22 were reviewed and based on their findings, the relatively small 

number of trips expected to be added by the potential development at Austin Point are not expected 

to result in adverse impacts to either of those locations. However, additional analysis could be 

requested to document those expected results as part of any subsequent environmental review and 

permitting. 

There are three existing access driveways along Dike Road serving the Port’s property, with the primary 

access located in the center of the site (parcel WA0202002). For this study, it is assumed that this center 

driveway would serve as the primary access to the new development, although all driveways could 

remain active for public access, maintenance and/or emergency purposes. 
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In summary, the potential development of a unit train served bulk export terminal at Austin point will 

likely have minimal traffic impacts due to truck traffic. Based on this study, no off-site transportation 

improvements are anticipated to be required, but the City and/or WSDOT could request a cost share 

contribution to the improvements associated with the I-5 Exit 21 projects. However, off-site traffic 

impacts due to new at-grade rail crossings could be significant and require further study. 

3.6 UTILITIES  
Potential utility service supply and demand were reviewed for the conceptual development for Austin 

Point including domestic water, fire suppression, sanitary sewer, natural gas, power, and 

communications. Service demands were compared against existing utility accessibility and capacity. 

There are currently no significant utilities on site or near the site that can be utilized for the proposed 

development except for power and communications (see Section 3.6.4). Except for power and 

communications, development of the site will require new on-site utility infrastructure to provide service. 

See Appendix J – Preliminary Utility Assessment and Appendix L – Preliminary Power and 

Communications Assessment for more details. 

3.6.1 WATER 

There is currently no potable water service to the site and the nearest connection point is approximately 

3.5 miles to the northeast in the City of Woodland limits. The current tenant uses an existing non-potable 

well located on parcel WA0202002 for dust control and the well has a history naturally occurring iron. 

This existing well will likely be decommissioned as part of any potential development.  

Domestic water demand was estimated based on the number of anticipated employees on site and 

the need to fill potable water tanks while a vessel is moored. Assuming peak water demand and vessel 

filling occur simultaneously, domestic water demand was estimated to be approximately 108 gallons 

per minute (gpm). Fire suppression demand was estimated based on potential site use and 

improvements including site layout, piers and building types (bulk storage, maintenance shops, 

administrative buildings, etc.). The controlling demand was found to be for the bulk storage building 

(grain silos) with a required peak flow rate of 4,000 gpm for a duration of 4 hours requiring approximately 

960,000 gallons of water for fire suppression. These demands, along with minimum pressure requirements 

were used for conceptual design. The domestic and fire suppression conveyance systems were 

designed to be separate to provide more reliable and flexible site water systems.  

On-site water systems will need to be developed, either through wells or river water intake, to supply the 

demand described above. A water supply through on-site wells was assumed based on the existing site 

conditions and the additional permitting requirement necessary for a river water intake. Preliminary 

geotechnical assessment indicate that groundwater wells are likely capable of supplying the demand 

for domestic and fire water uses (see Section 3.3). However, there are no existing water rights exist in the 

area that could supply this demand so the Port would also need to apply for these water rights (see 

Section 4.0). 

Based on the research and findings of this report, access to water is likely adequate to support the 

potential development but will required require application for water right. Sources of water and the 

likelihood to acquire water rights should not preclude development of Austin Point. 

3.6.2 SANITARY SEWER 

There is currently no sanitary service to the site and the nearest connection point is approximately 3.5 

miles to the northeast in the City of Woodland limits. For the purposes of this study, it is assumed that 

sanitary sewer demand will be handled onsite with a Large Onsite Septic System. Septic systems will 

need to be designed per the Washington Administrative Code (WAC) Section 246-272B and have 



PORT OF WOODLAND  
AUSTIN POINT PLAN 

1/30/2023 5:28 PM  Phase 1 Feasibility Study 13 
 

additional requirements for non-residential developments. Drain fields must be sited outside of various 

prescribed offsets from property lines and stormwater features along with environmentally sensitive area 

buffers such as wells, shorelines, critical aquifer recharge areas, and wetlands. Conceptual layouts have 

demonstrated there is adequate space onsite to locate a drain field while maintaining the various 

spacings/offsets.  

3.6.3 NATURAL GAS 

There is currently no natural gas service to the site and the nearest connection point is approximately 

3.5 miles northeast in the City of Woodland limits. As a result, it is likely economically advantageous to 

use electricity or a heat pump to meet building heating demands instead of using natural gas due to 

the likely low demand of the administration and maintenance buildings associated with the conceptual 

development. For the scope of this study, it is assumed natural gas would not be provide to the site. 

3.6.4 POWER AND COMMUNICATIONS  

Existing site power and communications accessibility, capacity and demand were assessed for the 

potential development. Currently, the site is serviced through a single 120/240-volt single-phase 

electrical service connection which will not be sufficient for development. Cowlitz County Public Utility 

District (PUD) services the Austin Point area and will likely be the provider of an upgraded electrical 

service to the site. Based on the estimated range of demands for the development, the PUD has 

indicated they likely have sufficient power capacity to serve the site, but a new power study will likely 

be required.  

Based on the conceptual electrical loads (conveyors, ship loaders, pumps, buildings, shore power, etc.), 

the service connection will likely be less than 10 average megawatts (aMW). According to the PUD, if a 

development requires less than 10 aMW, then the electric service could fall under Schedule 8 (Large 

Commercial and Industrial Primary Voltage Delivery), which provides fixed rate charges for energy 

consumption. 

Existing overhead three-phase power is located north from the junction of Whalen Road and Dike Road 

to and terminates approximately 2,000 feet north of the central parcel. To provide power to the site, 

approximately 5,350 feet of existing over-head three-phase pole cross-arms and conductors would 

need to be upgraded and approximately 2,000 to 2,800 feet of new poles and conductors would need 

to be extended to the site along Dike Road. Installing new poles on the levee will need to be include in 

the USACE Section 408 permit (see Section 4.0). The PUD also indicated that likely two services will need 

to be provided for the development, one to the west for the waterfront facilities and one to the east to 

service the unit train unloading facility.  

Shore power (plugging in vessels at berth to reduce site emissions) loads were also considered for this 

study. The additional loads would not likely require a service change since the average bulk vessel load 

demand runs between 1.0 MW to 1.5 MW. If the Port chooses to implement shore power, it will be most 

cost efficient to design the piers to accommodate switching and cabling, provide space for dockside 

transformers and install spare conduit to service future shore power infrastructure. 

Existing communication infrastructure exists adjacent to the site in Dike Road. Based on conversations 

with several service providers, telephone and internet can be provided to the site. Conceptually, two 4-

inch diameter polyvinyl chloride (PVC) pipes could be extended from the connection point into the 

road to a demark enclosure. From here the Port or tenant could distribute telephone and 

communications as needed using fiber due to potentially long distances to route throughout the facility. 

Based on the research and findings of this report, accessibility, and capacity of existing power and 

communications should not preclude development of Austin Point. 



PORT OF WOODLAND  
AUSTIN POINT PLAN 

1/30/2023 5:28 PM  Phase 1 Feasibility Study 14 
 

3.7 STORMWATER 
Stormwater requirements were evaluated for the potential development of Austin Point (see Appendix K 

– Preliminary Stormwater Assessment). This included investigation of the site, identifying initial permitting 

and stakeholder requirements, and a high-level analysis of a stormwater management strategy based 

on the conceptual site layouts and requirements. This review focused on the three waterside Port-

owned parcels. Additional review of the stormwater requirements for the upland rail facility 

development will be required.  

The stormwater requirements for Cowlitz County (County) and the Washington State Department of 

Ecology (Ecology) and will be applicable to the site or parts of the potential development. The recent 

County Stormwater Drainage Manual dated 2022 (SWDM) adopts the requirements of the Ecology’s 

Stormwater Management Manual for Westing Washington (SWMMWW).  

Due to the size and nature of the improvements, the potential development will likely be subject to all 

nine Minimum Requirements of the SWDM. This includes the requirements for Onsite Stormwater 

Management, stormwater quality (treatment), and flow control (detention). Per Cowlitz County Code 

and the SWMMWW, both the Columbia and Lewis River are flow control exempt receiving water bodies 

so development discharging to these rivers will likely be flow control exempt. 

Areas where certain types of industrial activity take place will likely be subject to the Industrial 

Stormwater General Permit (ISGP) requirements. The ISGP water quality requirements, unlike the 

municipal requirements, are demonstrative and require sampling and proof that discharge limits are 

being met. Typically, municipal stormwater treatment methods are generally not adequate to meet the 

requirements of the IGSP. For a purpose-built development with a single tenant, the Port could have the 

option to make acquisition an ISGP permit a lease requirement for the tenant. Regardless, any ISGP 

treatment system should be purpose designed to treat stormwater from the site-specific operations. 

With the existing site containing significant amounts of dredge spoil sand, there is an opportunity to 

utilize infiltration to treat and discharge some of the site stormwater. Stormwater management concepts 

were developed that utilized infiltration to some degree. However, for this study, it was assumed that a 

new outfall(s) would still be required as part of the stormwater management strategy.  

While the stormwater considerations needed to develop Austin Point will be significant, there is likely 

enough area and alternatives to treat and discharge stormwater to accommodate development.  

3.8 RESILIENCY 
To account for the potential for climate change, site resiliency was reviewed to inform the potential 

development of Austin Point (see Appendix G – Preliminary Resiliency Assessment). Existing publicly 

available studies and models were reviewed to provide a preliminary assessment of site impacts 

because of climate change on the Columbia River water stage level.  

Publicly available studies indicate that precipitation patterns (rain and snow) in the Columbia River 

basin will likely change in the future. Projected changes to annual precipitation are minimal, but long-

term projections suggest an increase in precipitation in the winter (wet season) and decrease in 

precipitation in the summer (dry season) resulting in an increase in the difference between wet season 

and dry season flows and water levels. Climate change is also projected to increase the Pacific Ocean 

water levels near the mouth of the Columbia River and this increase will propagate up the river to the 

site, although to a lesser degree than the increase at the mouth of the river.  

Publicly available models of the impacts of climate change (sea level rise and precipitation changes in 

the Columbia River basin) show an increase in predicted peak water level (peak river stage) of 
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approximately 4.1 to 5.4 feet in the Portland area relative to the peak water level from the 1996 flood if 

the storm surge and high tidal water levels occur at the same time. The increase was used to estimate 

10- and 100-year recurrence interval water levels due to climate change (see Table 2). However, it is 

uncertain how the system of dams on the Columbia River can or will be used to mitigate these changes 

to discharge that are projected to occur because of climate change. 

Table 2: Projected Flood Water Elevations at Project Site 

FEMA Water Levels1 Recurrence Interval 
Elevation in Feet (NAVD88) 

Existing Conditions1 With Climate Change 

10 years 22 26.1 to 27.4 

100 years 26 30.1 to 31.4 
1 See Appendix G – Preliminary Resiliency Assessment for citations.  

Acronyms: FEMA – Federal Emergency Management Agency; NAVD88 – North American Vertical Datum 1988 

For this study, the top of deck elevation for the pier structures was set at elevation 30.5 feet NAVD88 as 

a measure to provide site resiliency. Upland building foundation elevations were also set at 30.5 feet 

NAVD88 but the mass grading site elevation was set at elevation 29.5 NAVD88 to provide room for up to 

a 1 foot of elevation for finished grading to bring areas protected areas of the site up to elevation 30.5 

feet NAVD88. See Section 4.3 for additional discussion on development in the floodplain. 

In summary, publicly available studies indicates that the water levels of the Columbia River will likely 

change from existing conditions due to climate change. The potential lowering of dry season water 

levels could limit the amount of time a fully laden vessel can be at berth or transiting the river during the 

dry season, although this may be mitigated somewhat by sea level rise and USACE policy related to the 

Columbia River dam network. Sea level rise and the increase in wet season high flows will also likely 

increase the risk of flooding at the site. We recommend design decisions be taken to mitigate these risks, 

but the Port and a perspective tenant should review this risk more closely based on their needs. 
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4.0 PRELIMINARY PERMITTING  

Project regulatory and permitting requirements were reviewed in relation to the potential development 

at Austin Point (see Appendix N – Preliminary Permitting Assessment). The assessment was based on the 

conceptual development of a unit train served bulk grain export terminal and focused on the three 

waterfront Port-owned parcels. Regulatory and permitting requirements could change if there are 

changes to the project definition. 

Permitting for the potential development at Austin Point would occur at the federal, state, and local 

levels. Most of the identified permits and approvals are anticipated to be relatively straightforward and 

would be obtained with the appropriate engineering design, supporting field work and environmental 

documentation (see the permit summary Table 1 in Appendix N). Some permits and approvals, 

described below, are more involved, and require longer timelines. Several will also need to be 

coordinated closely with any grants that are received for the potential project. 

4.1 PRELIMINARY NATIONAL AND STATE ENVIRONMENTAL POLICY ACT COMPLIANCE 
Proposed development at Austin Point will be expected to satisfy State Environmental Policy Act (SEPA) 

and National Environmental Policy Act (NEPA) requirements. Based on the conceptual site plans, it is 

anticipated that SEPA compliance would be achieved through the development of a SEPA EIS. The 

SEPA process would most likely be led by the Port. A separate NEPA process will be required for any 

proposed in-water work that would trigger a USACE permit. This USACE NEPA process would most likely 

be led by USACE, and an independent EA or EIS would be prepared, although a joint SEPA/NEPA 

process could also be used to satisfy these requirements. However, a project of this magnitude will likely 

require separate SEPA/NEPA processes. 

An EIS is a document that outlines the anticipated environmental impacts of a project or action and 

includes associated measures to mitigate identified impacts. An EIS contains information about the 

impacts of alternative actions or proposals considered for the project, including consideration of a “no 

action” alternative detailing impacts that would occur if the project was not completed. A full 

description of the EIS process can be found in the Section 197-11 Part Four of the Washington 

Administrative Code. 

Development of a NEPA EIS for the conceptual development discussed herein is anticipated to take 

between 18 and 36 months while the SEPA, if completed separately, would likely be completed in 12 to 

24 months. The first step in these processes, known as Scoping, is used to identify the critical impacts to 

study and the alternatives to be analyzed. The Scoping process also serves to provide notice to the 

public and other public agencies of the Port’s intent. While the processes are separate, they can be 

completed simultaneously and joint NEPA/SEPA scoping is permitted.  

To support the EIS’s, supporting documentation would include preparing preliminary engineering plans 

to fully understand likely infrastructure requirements and potential environmental impacts. Completing 

the EIS processes would be a significant milestone, as it is one of the most time-consuming regulatory 

compliance processes. This would allow the Port to move forward with a formal lease agreement with a 

potential site tenant and would allow a project to focus on project-specific permitting and review.  

As part of the SEPA and NEPA processes for the project, the Port should consider engaging specific 

groups or individuals with potential interest in or opposition to any element of the project. These 

interactions can occur in advance or as part of the EIS scoping process to identify specific concerns 

and proactively address potential project impacts and identify mitigation measures.   
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4.2 FEDERAL PERMITTING 

4.2.1 SECTION 10/404 INDIVIDUAL PERMIT 

USACE is anticipated to be the federal lead agency for the project. It is assumed that no wetlands 

under USACE jurisdiction would be impacted on the waterfront parcels. This will need to be reviewed for 

development of the upland Port-owned parcels. There will however be impacts to the Columbia River, 

a navigable water. Therefore, a CWA Section 404/10 permit would be needed. A JARPA will need to be 

prepared and submitted to USACE. Assuming an EIS would be required, the time frame for the Individual 

Permit would be linked to the NEPA process and, therefore, is anticipated to be approximately 1 to 3 

years. No permits can be issued prior to the EIS process being completed; however, the permit 

application processes can proceed concurrently. Section 408 review, a separate process from the 

Section 404/10, must be completed before the Section 404/10 Individual Permit is issued and would be 

completed concurrent with the other processes. 

4.2.2 SECTION 408 PERMIT 

A Section 408 permit is required for any project that proposes to alter USACE civil works projects. For the 

potential development at Austin Point, the proposed modifications to the existing levee (i.e. fill and new 

power poles), proposed modifications to the FNC from a proposed turning basin and proximity of the 

proposed berths and dredging to the existing pile dikes, will make the project subject to Section 408 

review by USACE. 

The Section 408 process is separate from Section 10/404, but it must be completed before USACE can 

issue a Section 404 or Section 10 permit for a project. This process can take 12 to 18 months to 

complete. Therefore, as a time-saving measure, the Port should enter into the Section 408 process with 

USACE and other applicable landowners/levee owners at the time that 30% design documents are 

available. 

4.3 OTHER CONSIDERATIONS 
The following additional permits and approvals should be considered in more detail for the proposed 

development. 

4.3.1 WATER RIGHTS 

There are no current public water supply mains, groundwater rights, or surface water rights in the  

area that would service the needs for the project. Given the project location, there are likely no 

restrictions for obtaining these water rights. However, the permitting process for obtain water rights can 

vary between 1 to 10 years depending on complexity of project, other water rights requests in the area, 

and volume of water rights applications being processed by Ecology.  

It is recommended that a pre-application consultation be scheduled with Ecology. This consultation 

provides the opportunity to discuss water supply options and considerations prior to paying fees and 

filing a water right application and will also provide information such as other pending applications in 

the area, expected processing timelines, data and analysis requirements, and any potential options or 

alternatives for processing. Because Ecology is the final processor of the water right applications, its 

feedback and early involvement is essential to streamline the water right application process and to 

have a full understanding of the process and timeline. 

4.3.2 DEVELOPMENT IN THE FLOODPLAIN  

Development waterside of the existing levee will occur in the floodplain and will be subject to a County 

floodplain permit. A hydrologic analysis evaluating the impact to the floodplain must be completed, 

and the analysis must indicate zero rise in flood elevation. To achieve this, the project needs to have a 

balanced cut and fill within the floodplain. Current site development alternatives were informed based 
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on the site resiliency review located in Section 3.8 and cut/fill balance show that a net import would be 

required assuming use of only on-site material. Development of a more refined mass earthwork concept 

plus additional dredge sand from the USACE could be used to balance the cut/fill requirements to meet 

the zero flood rise elevation requirement.  

4.3.3 PORT MANAGEMENT AGREEMENT CONSIDERATIONS 

The Port of Woodland has an existing Port Management Agreement with Washington Department of 

Natural Resources. The agreement includes the Austin Point site and appears to be consistent with the 

potential development reviewed as part of this study. 

In summary, there are potential impacts form development to each of the environmental topics 

address in this report. However, no environmental impacts have identified that could not be mitigated 

through design or implementation of compensatory mitigation actions. 
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5.0 PUBLIC ACCESS 

In addition to industrial operations, the development of Austin Point has potential for public access 

features which will be required by local shorelines regulations (see Appendix M – Public Engagement 

and Public Access). The Port currently provides public access on parcel WA0203001 through a driveway 

and unimproved parking area adjacent to the river. As stated in Section 2.1.3, one of the Port’s stated 

goals for the potential development is to maintain and/or enhance recreation opportunities and public 

access to the river.  

Through public engagement events (see Section 2.3), the Port identified the following main requests 

from the community for public access: provide river access for boaters, provide shoreline access where 

feasible, maintain fishing at the river confluence and preserve the site’s unique character. Based on 

community input and input from the Port, a public access plan was developed with the following goals:  

• Build on existing uses and access. 

• Maintain the character of the site. 

• Protect wetlands, habitat, and cultural resources. 

• Connect the three port properties if possible. 

• Safely expand shoreline and water access.  

Other factors were also considered in the public access conceptual plan include the County’s Shoreline 

Master Program (SMP) and the County’s Regional Trails Plan. 

In relation to the sites potential industrial development and existing shoreline character and use, the 

preferred location for public access is the south (or upstream) portion of the site at the existing public 

access location. This area could include a picnic area/playground, beach access and fish cleaning 

stations, trails and a confluence overlook. A boat launch could also be provided to the Lewis River 

through the adjacent property, but the Port does not currently own that property. There is also 

opportunity to provide additional public access to the downstream most parcel WB3513002 and 

connect the three Port-owned parcels with a river front walking path. However, the walking path would 

need to be closely controlled to maintain visitor safety while not hindering access to the piers.  

Public access and the potential development need to be considered together. Visitor safety, impacts 

on the industrial area, and compatibility of shoreline uses will be evaluated when developing the public 

access areas. 
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6.0 CONCEPTUAL COST ESTIMATE 

Two conceptual development options were reviewed for the Austin Point site. However, only Option 1 

was estimated due to the unknown conditions of the upland area landside of the levee. The estimate 

focuses on potential infrastructure to be developed most reasonably by the Port which is referred to as 

“backbone” infrastructure. Costs were generated from general metrics based on experience with 

similar development types. Potential tenants for Austin Point are currently speculative so conceptual 

backbone infrastructure proposed was based on best available information, input from the Port, 

stakeholders, and engineering judgement. Actual infrastructure required will likely vary as potential 

tenants are chosen and more accurate information about tenant utility demands and site requirements 

become available. Due to this variability, the conceptual costs are reported as a range. See Table 3 for 

a summary of the potential costs and Appendix O for the full rough order of magnitude cost estimate.  

Table 3: Conceptual Cost Estimate Summary 

Option Low Range (Million $)1 High Range (Million $)1 

Option 1 – Waterside Grain Terminal (2022 $) $85 $170 

Option 1 – Waterside Grain Terminal (2030 $) $110 $220 

Option 2 – Landside Grain Terminal Not estimated Not estimated 
1 Conceptual costs reported have been rounded up to the nearest $5 million.  

7.0 CONCLUSION  

The Austin Point property is in a prime location and of sufficient size to represent an ideal opportunity for 

development of a rail-served, marine cargo terminal. Initial market research confirms that there is 

sufficient demand by several potential cargo types to support the development of the property. Further, 

initial investigations indicate that while significant engineering and permitting challenges exist, it is 

anticipated that all such challenges can be adequately addressed through engineering design, 

planning and mitigation measures.  

It is recommended that the project move forward with the next phase of planning. This could include 

further discussions with regulatory agencies and project stakeholders and additional study and design 

and ultimately lead to initiation of EIS Scoping activities in advance of environmental documentation.  

Main Conclusions and Next Steps: 

• Further review of the upland Port-owned parcels for potential environmental and wetland 

impacts from the overall project to inform permitting and mitigation is required.  

• Reconciliated of the existing levee/Dike Road property boundary discrepancy is required.  

• No surface or groundwater currently exist that could serve the development. Pursuit of new water 

rights is required. 

• Conduct a Turning Basin Siting Study, Passing Vessel Load Study, and Sedimentation Transport 

Study.  

• Obtain more dredge sand from the USACE (and do not sell existing sand) to help balance cut/fill 

needs for the site. 


