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Goal 2 - Land Use Planning

"The County's land and water have been placed in one of six (6) Plan designations (see map next
page). They are:

1. Degvelopment

Development areas are those with a combination of physical, biological, and social/economic
characteristics which make them necessary and snitable for residential, commercial, or industrial
development and includes those which can be adequately served by existing or planned urban
services and facilities.

In Clatsop County, the County has three types of such areas: cities and their urban growth
boundaries; rural communities; and rural service areas, which are areas similar to cities (sewer
and water) but lack size and a government structure,

a. Rural Service Area (RSA). The County has designated four areas as RSAs. They are
Cullaby Lake, Glenwood Mobile Home Park, Old Naval Hospital site, and Fishhawk Lake.
Information on these is found in the community plan in which the RSA resides.

b. Urban Growth Boundaries. See land use plans of Astoria, Cannon Beach, Gearhart,
Seaside and Warrenton. Clatsop County has adopted each of the city's land use plans for areas
outside of the city limits and inside the urban growth boundary. The cities and the County have
adopted Urban Growth Boundary Management Agreements. Clatsop County has turned over ail
administration and enforcement with Cannon Beach's urban growth boundary to Cannon Beach
and Astoria's urban growth boundary to Astoria. Currently, Clatsop County administers and
performs enforcement for areas ourside the city limits inside the urban growth boundaries of
Gearhart, Seaside and Warrenton.

c. Rural Communities. Clatsop County has identified and established boundaries for the
following rural communities: Miles Crossing - Jeffers Gardens, Arch Cape, Svensen, Enappa,
and Westport. Land use plans in these areas recognize the importance of communities in rural
Clatsop County. These communities are established through a process that applies OAR 660
Division 22 requirements. Portions of land identified in the Miles Crossing and Jeffers Gardens
rural cormunity plan take an exception to Statewide Planning Goal 3 and Goal 4 for portions of
land zoned EFU or AF. The exceptions documentation for a portion of the Miles Crossing and
Jeffers Gardens rural community boundary is adopted as part of the Comprehensive Plan, and is
located at the end of this section. :

2 Rural Agricultural Tands

Agricultural lands are those lands that are to be preserved and maintained for farm use,
consistent with existing and future needs for agricultural products, forest and open space.*

In land use chanpes involving a change from Conservation Forest Lands or Rural Agricultural
Lands to Rural Lands or Development designations an Exception to the Agricultural Lands or
Forest Lands Goals must be taken.*



Conservation areas provide important resource or ecosystem support functions but because of
their value for low-intensity recreation or sustained yield resource (e.g. forestry), or because of
their unsuitability for development (e.g. hazard areas) should be designated for nonconsumptive
uses. Nonconsumptive uses are those uses which can utilize resources on a sustained yield basis
while minimally reducing opportunities for other firture uses of the area's resources. *

3. Conservation Forest Lands:

Forest lands are those lands that are to be retained for the production of wood fiber and other
forest uses. *

In land use changes involving a change from Conservation Forest Lands or Rura] Agricultural
Lands to Rural Lands or Development designations an Exception to the Agricultural Lands or
Forest Lands Goals must be taken,*

4. Conservation:QOther Resources®

Conservation Other Resources areas provide important resource or ecosysiem support functions
such as lakes and wetlands and federal, state and local parks. Other areas designated
Conservation Other Resources include lands for low Intensity uses which do not disrupt the
resource and recreational valus of the land.* Most of the Columbia River Estuary is in this
designation.

3, Natoral

Natural areas are those which have not been significantly altered by man and which, in their
natural state, perform resource support functions including those functions vital io estuarine or
riparian ecosystems. Publicly owned fragile and ecologically valuable areas, especially
watersheds and groundwater resource areas, are most likely to be designated as Natural. Natura]
areas identified by the Oregon Natural Heritage Program, as well as fish and wildlife areas and
habitats identified by the Oregon Wildlife Commission, should be considered for Natural

designation.
6. Rural Lands

Rura] Lands are those that are outside the urhan growth boundary, outside of rural community
boundaries, and are not agricultural lands or forest lands, Rural lands includes lands suitable for
sparse settlement, small farms or acreage homesites with no or hardly any public services, and
which are not suitable, necessary or intended for urban use.

Rural T.ands in Clatsop Countv

A diversity of housing options ranging from high density urban environments to low density
farm-forest home sites has been a recognized need in Clatsop County since the County's first
Comprehensive Plan was adopted in 1968. While developing the present Comprehensive Plan,



citizens and elected and appointed officials stressed the economic and cultural importance of
providing for the demand for recreational and year round rural homesites.

Because of the rural character of the County along with its geographic proximity to the northern
Willamette Valley population centers, there has been a steady demand for second homes and
rural homesites located on small rural tracts (see Housing Element and Background Report).
The demand for rural fracts is expected to continue. In order to continue to meet the demand for
affordable rural homesites the County has looked to those which are "built upon and/or
irrevocably committed” rural areas which generally have:

(8)  some level of public facilities and services, especially surfaced public roads, fire
protection, and piped water;

(b) a pattern of parcel sizes generally smaller than 15 acres;

(¢)  existing residential development at a density generally higher than 1 dwelling unit
per 10 acres; and

(d)  natural boundaries, such as creeks and 10ads, separating the exception area from
adjacent resource lands."

Areas generally falling under the above set of criteria are designated Rural Lands throughout the
Comprehensive Plan. Rural Lands are those lands which are outside the urban growth boundary
and are not agricultural lands or forest lands. Rural Lands include lands suitable for spare
settlement, small farms or acreage homesites with no or hardly any public services, and which
are not suitable, necessary or intended for urban use. Most of these lands contain agricultural
site class II-IV and forest site class FA-FD.

The Coastal Shorelands Goal #17 requires that shorelands in rural areas other than those in major
marshes, significant wildlife habitat areas etc. be used for appropriate for:

"f. subdivisions, major and minor partitions and other uses only upon a finding by the
governing body of the county that such uses satisfy a need which cannot be
accommodated at other upland locations or in urban or urbanizable areas and are
compatible with the objectives of this goal to protect riparian vegetation and
wildlife habitat; and

a single family residence on existing lots, parcels or units of land when
compatible with the objectives and implementation standards of this goal."

g

‘These are areas of coastal shorelands which are "built upon or are irrevocably committed" to
development and cannot be used for agricultural or forest use.

In developing the data base and criteria used to 1dentify exception areas the County planning
staff relied heavily on information provided by the six CACs, individual iand owners, realtors
and builders as well as the opinions of appointed and elected officials. Most of the information
used to substantiate commitment of those lands was gathered over a 5 year period through the
public hearings process which resulted in the current Comprehensive Plan. In addition, the
various needs of each subarea were examined and weighed against the goals. After completion



of each subarea plan, each plan's specific goals and objectives and recommended land use
allocations were compared against the County as a whole. This information was compiled and
tabulated using the criteria developed during the planning process and forms the main body of
this report. '

Generally, lands which fall under the general criteria enumerated in this Exception Process and
Committed Lands Identification section are designated Rural throughout the Comprehensive
Plan. Characteristically, these lands have scattered residences on parcel one-halfto 15 acres in
size and are clustered along roads throughout the unincorporated County.

Designation of Rural Lands Policy:

Generally parcels less than 15 acres and that are "built upon or irrevocably committed" to a nop-
resource use are to be placed in a residential, industrial or commercial zome,

Residential

Residential densities are generallvy designated throngh the following additional criteria:

a. Where subdivisions or partitioning or both have occurred in & one acre pattern of
development the area will be placed in one of the one acre Zones;

b. In areas with a development pattern of two to five acre parcels (some smaller and
some larger), the areas will be placed in a two acre zone;

c. In areas adjacent to resource (forest, agriculture, wetlands, estuary areas) lands, or
Camp Rilea, the areas will be placed in a five acre zone;

d. In areas where larpe parcels (15 acres or greater) of non-resource land are located,
the areas will be placed in a five acre Zone;

e. In addition to criteria a through d, minimum lot sizes increase with increasing

distance from the following areas:

L. all urban growth boundaries
2. Svensen center
3. Knappa center

Since approximately 90% of the total County land area is forest land, it is not surprising that
most of the lands identified as Rural in the Plan contains forest land class FA-FC and/or
agricultural site class soils II-IV (ses Forestry and Agricultural Background Report).

Interest has been expressed to locate 2 400 to 600 acre Destination Resort in the area north of
Gearhart, Specific information on boundaries are not available at this time. Clatsop County
believes that the area north of Gearhart is a good location for a Destination Resort. Clatsop
County designates the area from the north Gearhart UGR line north to the southern entrance road
fo Surf Pines and from U.S. Hwy. 101 on the east to the easterly Active Dune Overlay District
line on the west as the boundaries within which the Destination Resort is to be contained.
Clatsop County also recognized that part of the proposed Destination Resort will likely occur
within the northern portion of the Gearhart UGB. When more detailed plans are submitted it

10



may be appropriate to amend the Gearhart UGB Plan, the Clatsop County Plan or both. Clatsop
County has adopted information on Destination Resorts in its Economy Element and a
Destination Resort Overlay District as background information and land use regulations for a
Destination Resort.

11
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CUIEREHENSIVE/ZONING MAPS

The Ccmprehensive/Zoning Maps recorded on September 30, 1883 are at a
scale that may make it difficult to detvermine the exact Comprehensive Plan
and chlng designation for a piece of property. Hore detailed maps showing
the preciss Comprehensive/Zoning Fap designation are on file in the Clatsop
County Department of Planning and Development.

I



CCHAMRENHENSIVE PLAL/ZGNING MAP

Clatsop County has adopted a combination Comprehensive Plan - Zonlng Map.
The map illustrates the zones of the County. The key includes Comprehensive
Plan designations and the correspgonding zones that implement the Cocmprehensive
Plan designation. A list of the Comprehensive Plan designations and the
corresponding =zones is in Table 3.010 of the Clatscp County Land and Water
Davelopment and Use Ordinance B0-14. There are six (6) Plan designations each
with a number of =zones that are consistent with the particular Plan
designatiocn. Zone map changes may occur within the same Plan designation,
e.g. F-80 to F-38 both under Conservation-Forest Lands or RA-1 to SFR-1 both
under Rural Lands without changing the Comprehensive Plan/Zoning Map.
However, Comprehensive Plan changes are reguired for changes in zones that
occur between Plan designations, e.g. AF-20, Conservation-Forest Lands to RA-5,
_Rurzl Lands or OPR, Conservation-Other Resources to TC, Rural Lands or
Davelopment.

Urban Growth Boundaries

 The Comprehensive Plan/Zoning Map classifies all Urban Growth Boindaries
{UGBE) in a DEVELOPMENT classificaticn. Clatsop County has adopted land use
regulations faor each of the cities and towns by separate ordinances. The
purpose of the Map designation for Urban Growth Boundaries is illustrative.
The - user- - should: refer to the- approprlate UGE-map-and--text in determining the
uses allowed within the UGB.

i
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A diversity of housing options ranging from high density urhban
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providing for the cemand ror recreational an year rouno rural hcmesites.
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{<}) Ledrhhorhcol and  Rerional Charactreristics. Incluged under this
criterion are factors such as the currcent level of development in the
arca (usually the e2xisting residential ocenszity), and the types of
comnercial and public developmnnts in or near the exception ares.

(3) Natural Houndarics. Some  excepticn arez boundaries correspond to
geegraphic features, usually rivers or highways. When such a natural
boundary ssparates the exception area from adjacent resourcs lands,
the impact of the non-resource uses in the exception ares on adjacent
resource lancds is minimizeod.

(G) Cther  Relevant Factors. Cther factors which relate to the
availability or the exception area for resource uses are considered
under this section. CSuch facters include the shape and configuration
O sucn  lancis, physical obstructions and other features which
preclude farm or forost uses an such parcels.

Generally, no singls criterion listed above is more important than any of

the other criteria. Tha facts under ezch of the criteria above are weighed
and considered in the case of sach exception area. A conclusion is then drawn
from the facts as to whether the carcel is irrevocably built or committed to
NON-resource uses.

In developing the data base aAd criferia used fo identify excertion areas

the County planning staff relied heavily on informaticn providad by the six
Citizens Advisory Committess, individual land ownars, realtors and builders as
wzll as the opinions of apzointed and elected officials. tlost of the

Minformationuusaﬁrto~sub5tantiatewcommittment-of-those~lands wis-gathered —over

& 5 year pericd througn tha public hearings process which resulted in the
current Comprehensive I'lan. In addition, the various nszeds of eacli subarea
were examined and weighew against the gozls. After completion of each subarea
plan, each plan's specifice acals and objecrives and recommended land use
dllocations were comparad ajainst the County as 4 whols. %This information was
compiled and tabulsted using the criteria developed during the planning
Process and forms the main boiy of this renart.

C2narally, lendz which  fall undar  the generazl criteria enumerated in the
bxceptions ¥rocess and Conmitted Lands ldentification Scction are designated
RURAL throughout the Comprehensive Plan  Characteristicelly, these lands have
Scattered residenccs on parcels one-half to 15 acres in size and are clustered’
along reads throughout the unincorporated County.

Rural lands have been defined ac: “those lands which are outside the Urban
Growth Doundary and are not agricultural lands or forest lands. Rural lands
include lanas suitable for Sparss settlement, small farms or acreage homesites
with no or hardly any public services, and which are not suitable, neceszary
or intended for urhan use." ' : '

Eince agproximately S0% of the total County land area is forest land, it is.
not surprising that most of the lands idontified as RUPAL in the Plan containg
forest land class FA4-FC and/or agricultural site class soils II-IV (see
Forestry and figricultural Background - ’



Reports}). No agricultural site class I or V soils occur in the County and
much of the class II-IV agricultural soils ‘occur in Conservation Forest
Lands. Class VI soils make up the largest percentage of soil type (77.7%) and
are considered unsuitable for agriculture (Agriculture Background Report).
Howaver, these soils are suitable for pasture or woodlands andg much of the
lands with soils of this type are used for those pPUrposas.
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total County land area, or about 15,250.18 acres. By contrast,
virtually all of the remaining 450,00C acres of the County's
censervation lands have been given Agriculture-Forest 20, 38 and
80 acre minimum lot size (AF-20, F-3E, F-80), BExclusive Farm Use
(EFU), or Aguatic Conservation (A-3) desiqnations.

The County maintains that designating identified committed lands
as rural development areas will contribute to an  overall
strengthening of the Comprehensive Plan. Broader impacts which
could be generated by non-specific rurzl residential development
spread in a hcmogenous 10 to 40 plus acre pattern throughout the
County will be minimized through increased availability of
econcmically priced rural residential acreages in areas already
cormitted to development. In addition, extension of roads and
services into conservation areas will be reduced resulting in
consigerable savings in public funds and future protection of the
non-—-committed resource base.

ine suparea plan zoning maps utilize a ‘“graduated density”
appreach in which the highest rural densities (one and two acre
per dwelling unit) surround areas of existing high-density
development. Densities generally increass with distance from
these areas. Rural residential lands predominate along existing
highway corridors as a method of encotraging development in
proximity to existing facilities.

The AF-20 zone is scmetimes used to buffer rurzl residential
parcels from larce lot conservation 38 and B0 acre areas. Such
buffering, along with forest lands setbacks will further minimize
potential conflicts (such as trespass and nuisance complaints)
which scmetimes arise when residential uses are located near
resource activities. This strategy is designed to {a) allow for
rural deyelepment in areas which are the least procductive
resource lands due to the factors enumerated above, and (b}

brovide buifering of existing large resource units, thus~<-

sustaining their ability to be managed effectively.

Note: Total land area of the County 524,800 acres.

B. EXCEPTION STATEMENTS



Findings for Exception Areas



Irrevocably built
committred.

ERRATA

Goal 2 — Land Use Planning

and cemmitted should read:

built upon and

irrevocably



Key to Exception Maps and Biscussion:

Exceptions areas have been labeled 149 and 51-62 as shown on Maps A-
I. The discussion portion of the Exception follows the maps and each one
has a number which corresponds to the area on the map (this is located in
the upper left hand corner of the discussion pages). On the upper right
hand corner of the discussion page are the Assessor's map(s) references.
The accompanying pages list all the tax lots on the respective Assessor's
map for which an Exception is being taken. The Assessor's maps noted in the
Exceptions are located in the Clatscp County Department of Planning and
Development. :



) Goal 2 Index Map

= ak:
N 4 DB AN
D i

e
< N
"

\‘\ o A T N
AN
L

NSRS
X
R

Lo

f,};
A
%

e

)

72

2
77
%

Vad
f‘

s

”,4

AR

S ]
jan ]
[n%]
944
7

Sk
JAE 7

7
27

2
.
Z

LY PR o
R

T AR

-

WediSy \\&\{'
: «\\\\\ N

25N
WL Vs 77
L 2N

i ‘;y' "";"_ff’_ =
b=
s e 3

0 e
,/////' Y
%/f//%///{%}y/; 2

BB Y s A Ry
:/7',7( té;/,?s //?g
\ '}:{\\\ 3 \\é: ,

* WA
- s Z ./,: n z
2

7 R,
2 Lass

/
‘//Z/ e
o 5
0

By
s
AP

TILLAMODX

- A : CER RN R

L)
|

W Ve
-4
/ P LE ST, SEALT tx il L3
. .
2 1 1 1 4






\_ \_‘ :

\%\\ o Azpo A a.r_w..;‘_:g ///
. " J - .
- N \ N\ i j
AR s
Y % - . 4

\
O

\ . Ao p R . -
’ !
’

s AN

N\
- / ’
/L_.f— 7 V- -
=. - .
5
\ X

—
—







Slusher L.

Sionle,s L




A

.\\.r. ) %y Q.SO/,W;.‘ . ~ . / ,.k\\,/.) A.,,/
e . 4 . o ™

A wosuyop

/..r/l.\..\\r\

e ) o (f\/ |

12 vosdwoy

v
N,
E'G.Hlanno
rLa Cr

Shangr




hd




3 A3ispuiy

N

T &

NECANICUM RIVER

-







Yigin-oed _ . o




1

o Planning Area: SOUTHWEST COASTAL .Maps: 4-10-31B
# Goal 3 - - soils: Not Mapped 4-10-31BB
Goal 4 - — site class: None 4-10-31BC
4-10-31C
4-10-31CB
4-10-31CC
FINDINGS
{z)adijacent uses:
SOUTH - Residential; the Falcon Cove Beach community extends south into
Tillamook County.
EAST - State lighway 101, Oswald West State Park.

NORTH - Oswald West State Park.

(b)public facilities and services:
WATER - Falcon Cove Eeach Domestic Water Supply District.
FIRE - Cannon Beach Rural Fire Protection District.
ROADS -~ Area is served by improved public roads in the built-up areas,
and by unimproved public roads in ther less developed areas.

(clparcel size and ownership patterns: .
The Clatsop County portion of this exception area consists of 66 parcels
totaling 72.93 acres. The overall average lot size is 1.21 acres. There
is one parcel larger than 10 acres — a 4B8.53 acre parcel which includes
m 0. - Y
) about 61 % of the total exception area.

(d)neighborhood and reagicnal characteristics:
The Clatsop County portion of this exception area is developed to an
overall average density of about 1 d.u. psr 2.28 acres.

(e)natural boundaries:
This exception area is seperated from Oswald Vest State Park to the east
by steep terrain and by State Highway 101.

CONCEUSION

‘The Falcon Cove Beach community is irrevocably built upon and committed to
residential development for the following rezsons: _
— small-lot residential development is necessary_to“efficiently utilize
the available public facilities, ' . e - -
- a pattern of small parcel sizes precluoes effectlve farm or forest
management . P T st
— the number and density of existing resxdential-aweillngs is sufficient
Lo preclude effective farm or forest management, and -
— a natural boundary separates this exception area from resource land to-
the east and north.
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Planning Area: SOUTIWEST COASTAL Maps: 4-10

Goal 3 - - soils: Not Mapped - 4-10-198BR

Goal 4 - - site class: None 4-10-19mC
4-10-1g00
4-10-308B
4-10-308BC
4-10-30BD
4-10-30CA
4-10-30CE

FINDINGS

(a)adjacent uses:
SOUTH - Oswald West State Park.

NORTH - Residential west of Highway 101, forestry east of Highvay 101
EAST - Forestry.

(b)public facilities and services:

FIRE - Cannon EBsach Rural Fire Protection District.

WATER ~Arch Cape Service District.

SEWER -Arch Capsz Servics District.

ROADS - Improved public roads west of Highway 101. East of Highway 101
- only Webb Ave. is improved. :

(c)parcel size and ownership patterns: .
The Arch Cape exception area consists of 413 parcels comprising a total
of 231 acres. The overall average lot size is .56 acres. There are a
total of 3 lots which are ten acres or larger, comprising a total of
77.93 acres or about 34 % of the total exception area.

{d}neighborhond and regional characteristics:
There ar=s 191 houses in the Arch Cape exception area for an overall
dverage density of 1 d.u. per 1.21 acres. Included in this figure are &
church, g delicatesan/post office and a youth hostel.

CONCLUSION

The Arch Cape exception area is irrevocably built ang committed to

residential development due to the following factors:

— residentiaj development is needed to efficiently utilize the public
services that are available in this"area,___ - -

T @ battern of small parcel sizes preéludgg efficient farm and forest~ --
management, and ) _oLe e

~ both the number ang density of existingg geSigegiialfggeyliﬁgslafé.§u¢ﬁ

that efficient farm or forest manageméﬁt_ié‘precludéﬁl
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Planning Area: SOUTHWES! COASIAL Maps: 4-10-6CC
Goal 3 Soils - -Not Mapped 4-10-788
- Zoal 4 Site Class — — FF and none 4-10-7CA
h 4-10-7CD
4-10-18BA
4-10-19EB
FINDINGS

(z)addjacent uses:
EAST - Forestry.
SCOUTH — Arch Cape Rural Service Area.
NCRTH — Cannon Beach Urban Growth Boundary.
INTERSPERSED — Parks and other resource land.

{b)public facilities and services:
FIRE - Cannon Beach Rural Fire Protection District.
ROADS — Parcels have either direct access to State Highway 101, or
indirect access via improved public roads.

{c)parcel size and ownership patterns:
This exception area consists of 131 parcels teotaling 72.1%2 acres. The
overall average lot size is .60 acres. There is one parcel larger than

ten acres —— a 14.83 acre parcels comprising 19% of the teotal exception
area.

(d)neighborhood and regional characteristics:
There are a total of 21 homes in this exception area for an overall

average density of 1 d.u. per 3.77 acres. There is also a small hotel in
this area.

CONCLUSTON

This area is irrevocably built and committed to residential development

tor the following reasons:

— & pattern of small parcel sizes prerlumes efficient farm or forest
management, and ’

— the number and density of residences is such that effective farm or
forest management is precluded.

. ——— ———
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Planning Area: SEASIDE RURAL Map: <4-8-5B8

Goal 3 ~ - soils: Not Mapped 4-8-5C

Goal 4 -~ - site class: FA, FB ) 4-5-8B
FINDINGS

(a)adijacent uses:

ALL SIDES - Forestry.

(b)public facilities and services:

ROAIX -~ Improved County roads and improved public roads serve all
parcels.
FIRE - Hamlet Rural Fire Protection District.

(c)parcel size and ownership patterns:
This area consists of 32 parcels totaling 212.67 acres. The overall
average parcel size is about 5.5 acres. All parcels are smaller than ten

aAcres.

(d)neighborhocd and regional characteristics:
The Hamlet Ranch subdivision has a total of 14 homes for an overall

average density of 1 d.u. per 15 acres.

CONCLUSTION

The Hamlet Ranch area is irrevocably built and committed to residential
development because of the following reasons:
a2 pattern of small parcel sizes precludes efficient farm or forest

management, and
the number and density of existing residential dwellings is such that

effective farm and forest management is precluded.
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Planning Area: SEASIDE RURAL Maps: 4-9
Goal 3 - - soils: Not Mapped 49272
Gozl 4 — — site class: FB ’ 4-9-27
) 4--9-28n
) 4-9-28D
FINDIMGS

(a)adjacent uses:
ALL SIDES - forestry.

(b)public facilities and services:
ROADS - State Highway 53.

(c)parcel size and ownership patterns:

This exception area consists of 31 parcels totaling 184.19 acres. The
overall average lot size is 5.94acres. There are a total of 8 parcels
which are ten acres or larger, totaling 149.04 acres or about Bl% of the
total exception area.

{d)neighborhood and regional characteristics:

This area is developed to an overall average density of about 1 d.u. per
10.83 &acres.

{e)natural boundaries:

Many of these parcels are between State Highway 53 and the North Fork of
the Nehalem River. These serve as natural boundaries between forest land
to the east and west.

concLUSTON

This areaa is irrevocably built and committed to residential development due
to the follewing factors:
— 2 pattern of parcel sizes which generally pracludes efficient farm or
forest management,
— both a number and density of existing residential dwellings such that
farm and forest management is precluded, and
— natural boundaries which seperate parts of this exception area frem
adjacent forest lands.
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e Planning Area: SEASIDE RURAL Maps: 4-8-31
' Goal 3 - -soils: Not Mapged 4-9-314
Goal 4 ~ —site class: FuL _ 4-8-31D
- 4-9-32
FINDINGS

{a)adjacent uses:
RORTH — Forestry
EAST - Forestry
WEST - Forestry
SCUTHl -~ Agriculture.

{b)public facilities and services:
ROADS ~ State Highway 53, various private gravel roads.
OTHER - Electricity, telephone service.

1

(c)parcel size and ownership patterns:
This area consists of 43 parcels totaling 282.82 acres. The overall
average parcel size is 6.58 acras. There are 6 parcels ten acres and
larger, totaling 102.82 acres or about 36% of the total exception area.

o (d)neighbiorhood and regionzl characteristics:
. There are currently a total of 8 homes in the area. Most of the
subdivision lots are not yet developed.

(e)natural boundaries:
The horth Fork of the Nehalem River seperates some of these parcels from
farm land to the south.

CONCLUSTON

This area is irrevocably built and committed to residential development doe
to the following factore:
~ a8 pattern of predominantly small parcel sizes render forest or farm
management impracticle. ,
= the Nehalem River forms a natural boundary between this exception area
and farm land to the south.

i




9527
5%.®§.{0103 I
0 2osp LD "’_'f--’? 32 3 oAy

e
,LM Sfupd_

\UJ f,f\ k\SL'L/_ -{ 15677 f@;;tf ‘"}sz/OCJ;/r?IJ

—



7

Planning Area: SEASIDE RURAL Maps: 5-9
Goal 3 - - soils: Mostly III and IV, 5-8-17
some V and VI. ) 5-9-21
Goal 4 - - site class:Mostly FB, some FC. 5-9-22
5-0-23
5-9-2¢a
5-9-26eD
FINDINGS

{a)adjacent uses:
Forestry on all sides.

.

(b)public facilities and services:

ROADS - State Highway 26 and State Highway 53.
FIRE ~ Hamlet Rural Fire Protection District.

(c)parcel size and ownership patterns: :
This area consists of 109 parcels totaling 531.01 acres. The overall
average lot size is about 4.87 acres. There are a total of 13 parcels
ten acres and larger, including 201.58 acres or about 38% of the total
exception area.

(d)neighborhocd and recional characteristics:
There are about 70 hcmes in this arez, and scme commercial buildings
including a restaurant, gas station, community hall and auto repair. The
overall average density is 1 unit per 7.05 acres.

{elnatural boundaries:

The Necanicum River Seperates this exception area from commercial forest
land to the south.

CONCLUSION

This arez is irrevocably built and comitted to residential ang comnercial
development due to the following factors: - .
= The level of public facilities is such that continued residential
development in the area is necessary to ensure cost-effective delivery
of those services.
— A pattern of small parcel sizes precludes effective farm or forest
management . : e
~ Doth the number and density of existihgffesidential"and"commercfal“""”E ER

buildings is such that farm or forest mdfidgenent ouldite Hir@eved fmoot monosinoar

— A natural boundary seperates this area frem forest land:ito the south.izze Lzom foem:
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Planning Area: SEASIDE RURAL Maps: 5-10-10
Gozl 3 - - soils: Mostly II and IV, some III. 5-10-108B
Goal 4 - - site class: Mostly FB and FC, some FA, 5-10-10DA
some FD. 5-10-14
- 5-10-23a
5-10-24B
FINDINGS

(a)adjacent uses:
WEST - commercial uses (Cannon Beach Junction).
NORTH}
EAST } - Forestrv.
SOUTH) .

(b)public facilities and services:
FIRE - Seasida Rural Fire Protection District.
WATER - City of Seaside water lines run along the State Highway for the
lergth of this exception area, but the City is not allowing any
- nev hocok-ups at this time.
"ROADS ~ State Highway 26. -

(c)parcel size and ownership patterns:
There are a total of 117 parcels in this area totaling 377.13 acres. The
overall average lot size is 3.22 acres. There are a total of 9 parcels
ten acres and larger, totaling 142.45 acres or about 38% of the total
exception area.

(d)neiahborhood and regional characteristics:
Theres are currently 66 residences in this exceptiocn area. The overall
average density is about 1 d.u. per 5.7 acres.

(e)natural boundaries:

The Nzcanicum River seperates this exception area from forest lands to
the North.

CONCLUSTION

This area is irrevocably built and comitted to residential uses due to the
following factors: . _
—.Continued residential develogpment of. this area is.necessary in order to... ... ..
allow the efficient delivery of the.available.public.facilities. - e freaiin. e
— A pattern of small parcel sizes precludesrefficient farmeor forest - s sIuIa:
management . SECHHCOHA A T
— Both the number and density of existing residences is such that
effective farm or .forest management would .be  precluded.

— A natural boundary seperates this exception area from forest lands to
the north.
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Planning Area: SEASIDE RURAL Maps: 5-10

Goal 3 ~ - soils: Not Mapped ) 5-10-19an

Gozl 4 - - site class: Fu 5-10-20BC
5-10-29
5-10-28CD
5-10-32BC
5-10-32C8

FINDINGS

(a)adiacent uses:

All parcels are adjacent on at least one side to the City of Cannon Beach
or its Urban Growth Boundary. Land on all other sides is in forestry.

~

{(b)public facilities and services:

FIRE - Cannon Beach Rural Fire Protecticn District.
ROADS -State Highway 101 and Ecola Park Road.

(c)parcel size and ownership patterns:

This exception area consists of 50 parcels totaling 116.78 acres. The
overzll average lot size is 1.98 acres. There are 4 parcels 10 acres and
larger, totaling 50.16 acres or about 43% of the total exception area.

(d)neichborhood and recional characteristics:

Although there are presently only 5 houses in this exception area, it is
adjacent to much higher densities of development in the City of Cannon
Beach and its Urban Growth Boundary.

CONCLUSION

This area is irrevocably committed to residential development due to the
following factors:

— close proximity te urban development in the City of Cannon Beach and
its Urban Grawth Boundary generally precludes effective farm or forest
management of these parcels.

— pPublic facilities are available at levels generally not found in forest

and agricultural areas. ’
~ & pattern of small parcel sizes prevents effective farm or forest
management .
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Planiiing Area: SEASIDE RURAL Map: 5-10-20
g2 Goal 4 - —site class: FB tax lot number: 2400

;

FINDINGS and CONCLUSION

attached
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IN THE MATTER OF PETITION HO™*p )
FOR' MAJOR PARTITION APPRDVAL IN )
"CLATSOP COUNTY = )

)

IN THE PLANNING COMMISSION

OF ‘CLATSOP COUKTY, OREGON

RESULUTION NO. 83-5-3PC

CMAY1 7 1983

BY CAMJERRANVCOMPANY

' RECORDING:DATE:

‘THE ABOVE ENTITLED MATTER hav1nn come on- renu.ar]v before the P1ann1nq

- December 14, ]9@2 January 171, 1983, February 15 198:

Comm1551on at its meet1ng(5) of April 12 1983- and ‘MHay- 10, 198 “and;.

IT APPEARINE to the Comm1ssaon that he above named pet1t1oner app11ed

__to the P]ann1ng Comm1ss1on of C]atsop County for major part1t1on pursuant

'-to Llatsop County Land and Hater Devalopment and Use Urd1nance wSD 14 on T tract B

of 1and

i 1mmed1ateJy east of the Junct1on of H1ghway 101N and fh333M3kxxy

3~m~A]LEPﬂate—H1qhw&v 101w6to«Cannon Beach) S no '“"f -andealso.

described as Tax Lot 2400 DT R Séctfon, 20

. Township 5 'North,.Range; 10 West,

B amette Mer|d1an, C1atsop Countv, Oregon and: :

IT APPEARING to the P1ann1ng Comm1ss1on from the cestwmony, reports and

1nfonnat1on produced by the pet1t1oner, interested persons, the P]ann1no

Director,. and the Department of P]ann1ngmand Deve?opment Staff that said

pet:t1on should be granted ahd‘

S IT APPEARING to the PTann7ng Comm1ss1on that “the f1nd1ngs of the. (P]ann1ng

C0ha1ss1on) &and}x&ﬂ:pantmanzxoﬁkaanHxngxahuxgaxelnpxmnxﬁ shou1d be adopted as -

the bas1s for the aforesaid Planning Commission decasnonn;andrthewP&annmng;£ﬂm:

mission being fully advised in”thefprém%sés At 15"therefore R T AP S

hereby 1is,

L i

RESOLVED that the netition to which reference Was - here1nabove made ;" be, and

granted, and the findings of the (Plann1ng'Comm1ss1on) baﬂd&wﬁbepamﬁmﬁx&

prrymloderaYosma ny) as deecribed in Drhibit "A", atiached heweio and

NS T - Rewplutiun

i,
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by this reference made a part‘hereof be, and hereby are, adopted,as the basis

-2 of the a:ore5a1d for the determ1nat1on that, on baTance the public welfare is

3 better served in grant1ng sucﬁ‘approval when cons1der1ng the probab]e detr1‘
4 mental effects of such use on surround1ng persons., propert1es or the pub11c
S and it s further | | |

6 _ RESDLVED that"ﬁhé petition to.which=refenence was.hereinabovefmade

7 referr1ng to the property descr1bed herewn be and hereby s, granted subgect

8 to the cond1t1on5 conta1ned in Exh1b1t "B“, attached hereto and: by th15 reference '

9 made a part hereof all 1n accordance W1th the prov1s1ons af- the CTatsop County :

lgutand“and“water DﬁVe]opment and Use Drd1nance #80r14 anduthe ruJee.and_reguTatﬂons'
[1 of this Comm1ss1on, and it Ts. further _ _
2 cRESDLVED_that‘tth resolution grantwngmmhe arereea1d app]1cac1on bempTacedvrcrf

,.1 on record 1n the fﬂes ;_f[)the County Clerk.

DATED- this /¢ day of 777,&01/ 19 8_3

S _ PLA(NG commssmn'

6 ' FOR. CLATSOP COUNTY OREGDN

BY/_;(/{ ,o//\7_ et




EXHIBIT A 2 57 ‘94‘]

BEFORE THE PLANNING COMMISSION OF THE STATE OF OREGON

FOR THE COUNTY OF CLATSOP

Lo . -
In the Matter of thg'Appllcatlon
of FINDINGS OF FACT,
CONCLUSIONS OF LAW

corporation,

)

)

2!

)

CAMJERAN, INC., an Oregon ) AND ORDER

)

)
Applicant. )

)

On December 14, 1982, Applicant appeared through
Joseph R. Camberg. Application was made for a major
partition to create three (3) lots, together with a variance
request for a 14% road grade. The Plannihg Commission for
Clatsop County finds, concludes and orders as follows:

FINDINGS OF FACT

1) The proposed major partition into lots of
appro%imately 2, 4, and 19 acres, is for property located as
shown on Map A of the Staff Report dated February 4, 1982
(hereinafter referred to as "Staff Report"). The property

is adjacent to U. S. Highway 101 for approximately 1,400

feet (Camberg testimony).' The property is East and across . .

the Highway from the North Junction to the City of Cannon
Beach and & naticnal historical marker (Camberg testimony,
Exhibit IV). The property is ‘contiguous to the city 1im£ts
of Cannon Beach and app?bxim&télyﬁﬁﬁa feét“fromfth@mopénfif7f
burning garbage dump for the "City~(Camberg testimdny, Staff’
Report, Attachment A).

2} The adopted Comprehensive Plan snd Zoning
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Ordinance for Clatsop county designate the subject land as
Residential, Agricultural - 2 (RA-2) (Camberg testimony,
Staff Report). Th%bproperty has been so designated since
the Seaside Rural ﬁommunity Plan was adopted by the clatsop
County Board of Commissioners on or about July 23, 1980. 1In
conformity with the Plan designation, the land was found to
be "commitited" at that time (Camberg testimony, Staff
Report, Attachment A).

3) The subject property is within the City of Cannon
Beach Rural Fire Protection District, the Sunset Empire
Parks and Recreation District and School District No. 10,
Seaside (Camberg testimony, Staff Report, Attachment A).

4) There is electricity on the property (Camberg

'testimony, Staff Report, Attachment 2a).

5) Mutual easements haye been granted between Crown
Zellerbach, owner of the adjaéent timberlands, and
Applicant, for roadway purposes (Camberg testimony, Staff
Report, Attachment A).

6) . The property has a unigue and spectacular view.
Photographs of the view were submitted by Applicant (Exhibit-—

ITI).

7) The State Highway Department worked in 6oqperatiogm-iu~~

with Applicant to develop a newtaccess:road to thesCity rofiaw anv—

Cannon Beach garbage dump as well as Applicant's property.

The new acceegs reoad eliminated a traffic hazard on Highway

I

101 (Canberg testimony, Staff Report, Attachment DI .

.2 - FINDINGS



B) -~ Since July, 1980, in good faith reliance on the
designation RA-2, Applicant has made further improvements to
the property. Prf%;.to July, 1980,.Applicant had surveyed
and cleared the lagd, developed flat areas suitable for
residential construction and built internal roadways. As
noted earlier, the land was designated "committed" in 1980.
Since 1980, Applicant has constructed an access roadway of
approximately 1,500 feet from U. 5. Highway 101 to the
proposed residential sites, in cooperation with the State
Highway Department as stated above. Applicant has expended - -
approximately $10,000 in sﬁrvey fees and approximately
$25,000 in road construction, obtaining access, rocking the
roads and in additional site leveling (Cambexrg testimony,
Staff Report, Attachmenit A).

9) Applicant proposes deed restrictions so that the
parcels will not be further subdivided (Camberg testimony,
Exhibit V).

10) Having residents on the property will aid in early
fire detection and discourage theft of wood on this and
adjacent property (Camberg testimony}.

11) The three (3) proéosed residential sites of 2, 4

and.l8 acres meet the Comprehensive.Plan and.zaning;”m__“_ﬁ-“

requirements of Clatsop county.._.See,:Staff Report, pu.4,. . .0
"Findings - County Plan", which portion of the Staff Report - -

is hereby adopted.

3 .~ FINDINGS
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CONCLUSIONS

1) This major partition reguest complies with the
Comprehensive Plan”Znd zoning ordinances of Clatsop County.
2) The propérty, with its unigue and spectacular
view, has aesthetic gualities which support the conclusion
that its highest and best use is for residential purposes.

3) Residential use is not incompatible with adjacent
forest land uses. Crown Zellerbach apparently finds such
residential use compatible with its timber management
practices on adjacent parcels, as Crown cooperated with _: -
Applican?_on the exchanging of easements and has made no
adverse comment to this application.  Having residents on
this property will enhance fire suppression for the entire
area, and in particular at the open burning garbage site.
Owners on the property would discourage theft and other
forestry damage to this and adjacent property.

4) Applicant has made a substantial investment to the
benefit of this and surrounding property, acting in good
faith reliance on the County's Comprehensive Plan and zoning
ordinance. Itawould be grossly unfair and ineguitable, in-
light of Applicant's expenditures for planning, surveying,

land clearing, site preparation, road clearing, graveling,... -__._

obtaining improved access for‘the.benefit of theipublic as iz & -~

well as this property, exchanging easements, etc., for the -
County to deny the application for & major partition.

51 211 relevznt factors 1ezd to the conclusion thate
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this request for a major partition be granted.

The Planning Cémmission has determined that the Clatsop
County Comprehensi%e Plean and zoning ordinance govern in
determining this application for a major partition.

However, staff has exhibited some concern that the Forestry
Goal and whether or not this parcel is committed should be
applied. Without conceding that we do not have local
Jurisdiction of this matter, we provide the following

findings and conclusions to provide a record: . .

FINDINGS QF FACT - MAJOR PARTITION

A) Adjacent Uses.

The proposed major partition into lots of
approximately 2, 4 and 19 acres, 1is for property located as
shown on Map A of the staff report dated February 4, 1982
(hereafter referred to as "Staff Report"}. The property is
adjacent to U. 5. Highway 101 for approximately 1,400 feet
(Camberg testimony}. The property is East and across the
Highway from the North Junction to the City of Cannon Beach
and a national historical marker (Camberg testimony, Exhibit -

IV). The property is contiguous to the City limits of

Cannon Beach and approximatelyHBDO feet. from_ the.open._ ___

burning garbage dump for the'Eitylﬂ@ambexgqﬁestimOﬂys Staff_ .
Report, attachment A). The parcel is bounded on three-{3)
sides by Crown Zellerbach holdings (Stzff Report).

B) Punlic Facilities znd Servicoc.



The subject property is within the City of Cannon
Beach Rural Fire Protection District, the Sunset Empire
Parks and Recreation District and School District No. 10,'
Seaside ({Camberg téstimony, Staff Report, attachment A).
There is electricity on the property {Camberg testimony,
Staff Report, attachment A).

The ceveloper proposes a private water system and
septic tank waste disposal (Staff Report).
C) Parcel size and ownership patterns.

The parcel is approximately 25 acres in size
{Staff Report). Applicant proposes to partition the parcel
into three (3) lots of approximately 2, 4 and 19 acres each
(Staff Report). Applicanit proposes to impose deed
restrictions so tﬁat the lots will not be further subdivided
(Camberg testimony, Exhibit V).
D) Neighborhood and Regional Characteristics.

The property is contigucous to the city limits of
Cannon Beach. We take notice that Cannon Beach is a coastal
resort community. Cannon Beach and the nezarby coastal areas
offer, and attract residents because of, lovely views of the.
Pacific Ccean. |

The subject property, largely due to its .
elevation, offers unigue and ﬁpesxacular;vieﬁsrof:theanf rbioloded
coastline ({see photographs, Exhibit I11).
E) liaturazl Boundaries.

The land iz bounded cn the West by U.S. Highway

6 - FINDINGS . . L. LD 'f‘.'.
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101 for approximately 1,400 feet {Camberg testimony).

F) Other Relevant Factors.
R
1) The adopfed Comprehensive Plan and Zoning

Ordinance for Clatéop County designate the subject land as
Residential Agricultural - 2 (RA-2) (Camberg testimony,
Staff Report). The property has.been so designated since
the Seaside Rural Community Plan was adopted by the clatsop
County Board of Commissioners on or about July 23, 1980. In
conformity with that Plan designation, the land was found to
be "committed" at that time (Camberg testimony, Staff
Report, Attachment A). -
2) Since July, 1980, in good faith reliarnce on the
designation RA-2, Applicant has made further improvements to
the property. Prior to July, 1880, Applicant had surveyed
and cleared the land, developed flat areas suitable for
residential construction and built internal roadways. As
‘noted earliesx, the land was designated "committed" in 1980.
Since 1980, Applicant has constructed an accesé roadway of
approximately 1,500 feet from U. S. Highway 101 to the

Proposed residential sites, in cooperation with the State

Highway Department as stated below. Applicant has expended

approximately $10,000 in survey~£ees~and:Epproximate1Y; oo
$25,000 in road construction,E:b'ia-té'iihi‘m.j 'ac@egs;i-:fdckiﬁg*'the'
roads and in additional site -l€veling {Cambexrg tesﬁimdny,
Staff Report, Attachment Ai.

3) The three (3) propesed residential cltee of 7, 4

T = FINDINGS.- o o, . . e
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and 19 acres meet the Comprehensive Plan and zoning
requirements of Clatsop County. See, Stafif Report, p. 4,
"Findings - Countypﬁlan,“ which portion of the Staff Report
is hereby adopted..

4) Mutual easements have been granted between Crown
Zellerbach, owner of the adjacent timberlands, and
Applicant, for roadway purposes (Camberg testimony, Staff
Report, Attachment D). |

5) The State Highway Department worked in cooperation
with Applicant to develop a hew access road from U. S.
Highway 101 to the City of Cannon Beach garbage dump as well
as Applicant’'s property. The new access road eliminated a
traffic hazard on Highway 101 (Camberg testimony, Staii
Report, Attachment D).

6) Having residents on the property will aid in early
fire detection énd discourage theft of wood on this and ‘

adjacent property (Camberg testimony).

CONCLUSIONS - MAJOR PARTITION

1) This major partition reguest complies with the
Comprehensive Plan and zoning ordinances of Clatsop County. .
.2) The property, with its unique and 5pectaculaf
view, has aesthetic gualities. wmhich. support. the Qqnglusfgn.uk,
that its highest and best use.:is: fior residential purposes. .. |
3) ﬁesidential use 1s nqﬁnincompatibleMwith-adjacént
forest land uses. Crown Zellerbach apparently finds such

rezoidentia

]_J

use ceompatible with 1ts timbor managemeont

g - FINDINGS



practices on adjacent parcels, as Crown cooperated with
Applicant on the exchange of easements and has made no
adverse comment to this application. Having residents on
this property will'enhance fire suppression for the entire
area, and in barticular at the open burning garbage site.
Owners on the property would discourage theft and other
forestry damage to this and adjacent property.

4) | The existing electricity on the property and the
proposed water and sewage facilities are adequate for three
(3) residential sites.

5) The proposed deed restrictions prohibiting further
division of the three (3) parcels assures that this land
will not eventually fall into urban use or density.

6) The three (3) proposed residential sites are
complimentary to the regional characteristics of this
coastal area. They will provide homesites at an elevation

that will offer full appreciation of the areas natural

beauty.
7) The natural boundary of U. S. Highway 101 provides
& point of access for the property. The owner of the other -

adjacent property has been cooperative with Applicant, as

noted in 3} above. ) A e

B) applicant has made a substantial investment—te:the. ... . ..

benefit of this and surrounding property, acting in good o - -
faith reliance on the County's Comprchensive Plan and zoning

ordinance. Tt would be extromely unfazir and inecuitable, in

ooy .8.5, FINDINGS L
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light of Applicant's expenditures for planning, surveying,
land clearing, site preparatlon, road clearing, gravellng,
obtaining 1mproved access for the benefit of the public as
well as this prope;ty, exchanging easements, etc., for the
County to reverse its finding that the land is built upon
(roads) and irrevocably committed to non—-forest uses.
For the above reasons, the facts that we have found

compel the conclusion that it is not possible to apply the
Forestry Geal to Applicant's land. We further conclude that

the major partition should be granted.

jt
]
|

FINDINGS - L h T e



CONDITIONS:
1.
2.

EXHIBIT B

= 97 e 453
A1l parcels and roadway shall be surveyed.

A Tinal map, prepared by the surveyor, shall be submitted on a form
provided by this department.

AN :
The above conditions shall be completed within one year of the date
of recording, or the partition will be null and veoid.

Applicant will supply the Planning Department copies of the legal
descriptions which will be utilized in creation of the partitioned
parcels by deed and/or land sale contract for review and approval

prior to recordation with the County Clerk's Office. Said descriptions

shall be kept on file in the Planning Office after review and approval
and shall include lTanguage describing and verifying easement rights for
use of the common roadway by the partitioned parcels. Language shall
be included in said deed/contract instruments which shall specify that
holders of each lot approved by this report mututally agree to maintain
the roadway in common and as long as the road exists.

Prior to issuance of a building permit or mobile home placement permit
for any of the parcels, a class A-20 roadway will be constructed and
approved by the Department of Planning and Development.
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Planning Area: SEASIDE RURAL Maps: 5-10-14

Goal 3 - ~ soils: Not Mapped . 5-10-23a
Gozl 4 - - site class: FB, FC ~ 5-10-248
FINDINGS

{a)adjacent uses:
NORTH]
EAST } forestry.

SOUTH}
WEST }Nehalem River

(b)public facilities and services:
ROADS - A bridge would nesd to be constructed across the Nehalem River
in order to provide access to this property.
WATER - Water is available fromthe Necanicim River.
FIRE - Seaside Rural Fire Protection District.

{c)parcel size and ownership patterns: ‘
The area consists of two parcels: a 35.53 acre parcel to the north, and a
56.22 acre parcel to the south. Total acreage is 91.75 acres.

(d)neighborhood ang recional characteristics:

There are no residences in this exception area at this time.

CONCLUSTION

This area is irrevocably committed to residential development.
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Planning Area: Elsie-Jewell Map: 5-8-25
Goal 3 - - soils: Not Mapped

Goal 4 - - site class: FC

FINDINGS

{a)adiacent uses:

Forestry, small woodlot management, and small pasturage.

(b)public facilities and services:
FIRE: Elsie-Vinemaple Fire District.
ROADS: State Highway 26, County Road Numbef 307.

(c)parcel size and ownership patterns:

This area consists of B parcels totaling 73.85 acres. The overall
average parcel size is 9.23 acres. There are 3 parcels ten acres and
larger, totaling 50.13 acres or about 68% of the total acreage.

{d)neighborhood and regiocnal characteristics:

There are currently 5 residences and one commercial structure in this
exception area. The overall average density is about 1 per 12 acres.

CONCLUSTON

This ares is irrevocably built and committed to residential and commercial
davelopment due to the following factors:
— The concentration of residential and commercial uses in this area are
Such that farm or forest management are precluded.
— A pattern of small parcel sizes prevents efficient farm or forest
management from occuring.
— The area should be developed to residential and commercial uses in
order to assure the efficient use of existing public facilities.
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Planning Area: ELSIE-JEWELL Maps: 5-7-31
Goal 3 - ~sopils: Not Mapped : 4-7-6
Goal 4 - -site class: FB, FC

FINDINGS

{a)adjacent uses:
Forestry.

(b}public facilties and services:
FIRE: Elsie-Vinemaple Fire District.
ROALDS: State Highway 26 and Kampi County Read.

{c)parcel size and ownership patterns:
This exception area consists of 10 parcels totaling 58.67 acres. The

overall average lot size is 5.87 acres. There are 2 parcels 10 acres and
larger, totaling 37.54 acres or about 64% of the total exception area.

{(d)neighborhood and regional characteristics:
This area is developed with residential and commercial structures to an

overall average density of about 1 per 6.4 acres. Residential density
along Kampi Road is about 1 d.u. per 2 acres. '

CONCLUSION

This area is irrevocably built.and committed to residential and commercial
uses due to the following reasons:

The efficient provision of available public Ffacilities requires
continued residential development in this area.

Effective farm or forest management is precluded by the pattern of
small parcel sizes.

The number and density of existing residential and commercial
Structures in this area prevents efficient farm or forest management.

"
o
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@h. Planning Lrea-: ELEIE—thtLL _ l+hps: 4-7-5
Goal 3 -~ ~ =cils: Not Mapped o A-7-¢
Geal 4 — - site class: FH, FC :

+

. FINDINGS

(a)adjacent uses:
: Eopestty.

(b)public facilities and servicesf_
FIRK- 'Elsie-Vinemaple‘Fire:District, - ' :
. ROADS -~ ‘Spruce’:Run County Road, Lukinen Loop County Road. private: road.

(c)parcel size and ounetship.patternsi R _
-This area consists of 20 parcels totaling 102.48 acres. The overall:

. - average lot size is 5.12 acres. There are 2 parcels ten acres and: larger
totaling 32.81 acres or 32% of the total.exception.area. o
-fd)neiqhborhocd and-reqional Characteristics:_ = o '
~ This area is developad. to an overall average density of about 1.-d.u. 12,5
L "-“"'.‘".""‘172'3‘8':"7&@”:95“.""""" *w# .w.—mff-— P S . -~ R A RS .
i

(e)natural boundaries: : o . o S

— About. 25 acres at the seuth end of the exception area is bounded on the.
€ast and south by Humbug Creek. An additional 18 acres at the northwest

end are bounded on the south by Humbug Creek. - * o o '

CONCLUSION

This area is irrevocably built and. committed to residential development due
-to.the following factors: T T e s e e
..~ The existing level of public;facilities-requireszresidential _
. development in order to assure efficient provision of those services.
— Farm and forest management is precluded by a pattern of small parcel '
©  sizes.. ' : ' :
— The number and density of existing residences in the area prevents
effective farm or forest management from occuring. -
= A natural boundary at the south and northwest end seperates this

exception. area from adjacent forest l&nds. ™ ‘ - : v
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Planning Area: ELSIE-JEWELL ‘Maps: 4-7—7
Geal 3 -~ - soils: not mapped 4-7-7¢
Goal 4 - - site class: FB, FC, some FE 4-7-8
) 4-7-8BC
4-7-188
4-7-18C
4-3
FINDINGS

(z)adjacent uses:

Forestry, somez agriculture.

(blpublic facilities and services:

ROADS - Lower Mehalem County Road, various private roads and easements.
FIRE - Elsie-Vinemaple Fire Distriet.

(c)parcel size and ownership patterns:

This exception area includes 51 parcels totaling 264.11 acres. The
overall average lot size is 5.18 acres. There are 7 parcels which are
ten acres or larger, totaling 86.72 acres or about 33% of the total
exception area.

(d)neighborhood and reaional characteristics:

There are currently a total of 34 residences in this exception area. The
overall average density is 1 d.u. per 7.77 acres.

{elnatural boundaries:

The Mehalem River seperates the northernmost 66 acres of this exception
area from forest and farm land to the north.

CONCLUSTION

This arez is irrevocably built and committed to residential development due
to the following factors:
— Existing investment in public facilities can only be efficiently
utilized through residential development of this area.
— Effective forest or farm management of this area is prevented by the
Pattern of small parcel sizes. B : -
— Both the number and density of existing residenc
forest management. - TTTTEE eadians

- A natural boundary seperates"pbftfbﬁgg:QE:Eﬁe:éxC§ptigﬁ‘éfééiffqﬁ””?r“”“'

adjacent farm and forest land. Rt ' B

es precludés’ farm oF '~ 7
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Planning Area: ELSIE-JLWELL taps: 4-7

Goal 3 - - soils:Not Mapped 4-7-3BC
Goal 4 - — site class: Mostly FC, some FB and FE 4-7-3CB
4-7-4
: 4-7-4DA
FINDINGS

(a)adjacent uses:

NORTH!}
SCUTH} Forestry
EAST }

SCUTIHEST - Recreaticnal development (Sports Acres).
NORTHWREST . Agriculture.

(b)public facilities and services:

ROADS ~ 5State Highway 26, County Roads, Public and prlvate easements.
FIRE - Elsie-~Vinemaple Fire District.
WATER — Elderberry-iehalem Water System serves about 80% of the area.

(c)parcel size and ownership patterns:

This area consistz of 203 parcels totaling 349.77 acres. The overall
average lot size is 1.72 acres. There are 6 parcels ten acres and larger
totaiing 120.69 acres, or about 35% of the total exception area.

(d)neiahborhecod and regicnal characteristics:

There are currently 73 commercial and residential structures in this
area. 'The commercial structures house a gas station, a towing service, a
restaurant and a motel. The overall residential density is about 1 d.u.
per 4.8 acres.

(e)natural boundaries:

The Nehalem River seperates this exception are from farm and forest lands
to the west.

CONCLUSION

This area is irrevocably built and committed to residential and ccmnerc1al
development because of the following factors: -

......

Public facilities are developed to such a level that their. efficient

provision is dependent on continuedoresidential (develepment. coovoer e e
A pattern of small parcel sizes prEVents effectlve farmm. or- forest- e

management . sreszm o

residential and commercial develocment are at‘levels which preclude
farm or forest management . '

A natural boundary seperates this exception area from adjacent resource
land to the west.
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Flanning Area: ELSIE-JEWELL Maps: 5-7-28DC
Goal 3 ~ - spils: Not Mapped 5-7-29DD
Goal 4 - — site class: Fl, scme FC 5-7-32A
5-7-32AR8
5-7-32aC
5-7-32DB
FINDINGS

(a)adjacent uses:
WEST ]
NORTH } Forestry

EAST - Agricul ture .
SOUTH -~ Public Park

(b)public facilities and services:
FIRE - Elsie~Vinemaple Fire District.
WATER — Elderberry-Nehalem Water System serves the northern built-up
portion of the exception area.
ROADS - County Roads, gravel public roads.

(c)parcel size and ownership patterns:
Tnere are 112 parcels in this exception area totaling 166.5%7 acres. The
overall average parcel size is 1.49 acres. Four parcels are ten acres or
larger, totaling 6G.15 acres or about 40% of the total exception area.

(d}neighborhood and regicnal characteristics:
Currently there are 36 homes in this exception area at an overall average
density of absut 1 d.u. per 4.64 acres.

(e)natural boundarie=:

The Nehalem River seperates this exception area from agricultural lands
to the east.

CONCLUSION

This area is irrevocably built and committed to residential development dus
to the following reascns:

— The level of available public facilities and services is such that -
continued residential development is necessary to @¥sure the efficient
provision of these services. provielnn o ooochos :

— Effective farm or forest management':
parcel sizes. Pothls

— Both the number and density of existing residences is such that ‘farm or
forest management is not practical.

- A natural boundary seperates this area from agricultural lands to the
east.

‘Precluded by & pattern ofsmall £ = ~racinc o -
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Planniﬁg Area: ELSIE-JEWELL Maps: 5-7-29
Goal 3 - - soils: IIw . 5-7-25DD
Goal 4 - - site class: FC

FINDINGS

{a)adjacent uses:
Agricul ture.

(b)public facilities and services:
ROADS - Bay County Road (gravel).
FIRE - Elsie-Vinemaple Fire District. .

(c)parcel size and ownership patterns:
This 13.33 acre exception area consists of 17 small parcels, ranging in

size from .12 acres to 7.31 acres. The overall average lot size is .78
acres.

(d)neighborhood and regional characteristics: ‘
There are a total of 5 homes in this exception area at an overall average
density of about 1 d.u. per 2.67 acres.

CONCLUSION

This area is irrevocably built and committed to residential development due
to the following factors: '

— A pattern of small parcel sizes prevents effective farm or forest
management .

— The concentration of residences precludes farm or forest use of this
exception area.

e i e
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Planning Area: ELSIE-JEWELL Maps: 5-7-33
W™ Goal 3 — — soils: Not Mapped 5-7-34
/ Goal 4 — - site class: FA, FB
FINDINGS

(a)adjacent uses:
Forestry.-

(b)public facilities and services:
FIRE - Elsie-Vinemaple Fire District.
ROADS— Cow Creek County Road. .

(c) parcel size and ownership patterns:
This 77.88 acre exception acre consists of 18 parcels ranging in size
from .65 acres to 9.68 acres. The overall average lot size is 4.33 acres.

(d)neighbornced and regicnal characteristics:

There are a total of 12 houses in Lhis exception area at an overall
average density of 1 d.u. per 6.49 acres.

CONCLUSION

This area is irrevocably built and committed to residential development due
to the following factors: -

— The level of public facilities is such that continued residential
development is necessary in order to assure the continued cost-
effective provision of those public facilities and services.

— Efficient farm and forest management is precluded by a pattern of small
parcel sizes.

— Both the number and density of existing residences is such that farm or
forest management is prevented.

I
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Planning Area: ELSIE-JEWELL

Goal 3 - - soils:

(a)adjacent uses:

(b)public facilities and services:

NORTH - agriculture.

SOUTH }
EAST } Forestry
WEST )

Not Mapped
Goal 4 —~ ~ site class:

FINDINGS

(c)parcel size and ownership patterns:

acres.

Maps: 5-7-27
5-7-28
5-7-28AC
5-7-28BD
5-7-28BD

WATER — The portion of this exception area platted as “Evergreen Acres"”
and zoned RA-l is served by the everygreen acres water system.

FIRE - Elsie-Vinemaple Fire District.

ROADS - County Road, private gravel roads.

This 133.09 acre exception area consists of 109 parcels ranging in size
from .19 acres to 15.93 acres.

The overall average parcel size is 1.22

There are 2 parcels ten acres or larger totaling 28.73 acres or
about 22% of the exception area.

(d)neighborhood and regional characteristics:

(e)natural boundaries:

There are 72 residences in this exception area at an overall average
dansity of 1 d.u. per 1.B5 acres.

The Nehalem River seperates the northwestern porticn of this exception
area from farm land to the north.

CONCLUSION )

This area is irrevocably built and committed to residential development

because of the following factors:
— The level of public facilities is such that continued residential -

development is necessary in order to-assure-efficientdelivery of such:

services.

Efficient farm or forest managementiisEprCludedmbyraEpatterﬁ:mftsmakl 1

parcel sizes.

Both the number and density of existing residences is such that farm or
forest management is prevented. ' '

A natural boundary seperates this exceptioc area from agricultural land

to the north.

CNIR S ey
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Planning Area: ELSIE-JEWELL Maps: 5-7-13
Goal 3 - - soils: II, IiI, 1V, and scm= VI. 5-7-23
Goal 4 — — gite class: FH

FINDINGS

(a)adjacent uses:
Forestry.

(b)public facilities and services:

RUADS - Fishhawk Falls State Highway.

(c)parcel size and ownership patterns:

his exception area consists of 16 parcels totaling 144.91 acres. The
overall average parcel size is 9.06 acres. There are 5 parcels larger
than ten acres totaling 120.46 acres,; or about B83% of the total exception
area. Parcel sizes range from .69 acres to 41.97 acres.

{d)neighhorhood and regional characteristics: -

There are currently 11 houses in this exception area at an overall
average dgensity of 1 d.u. per 13.17 acres.

{e)natural boundaries:

‘'he Iehalem River seperates the entire exception area from forest lands
to the south and east. Fishhawk Falls State Highway separates the area
from forest lands to the north and west.

(t)other relevant factors:

This exception arez is a long and very narrow strip lying between the
road and the river. Parcels range from 40 to 750 feet deep. Most of the
area is between 200 and 400 feet deep. River protection requirements of
the Orsgon Forest Practices Act further reduce the effective areas of
these parcels for forestry.

a7

CONCLUSION

This area is irrevocably bu11t and comﬂltted to r951dent1al developnent due
to the following factors: LLoin It Lo Tooona

— Efficient farm or forest management*ls precluded by;a patternmef small s

parcel sizes. SRR I I PRl

— The density of existing residential develcpment cnnflicts WEEh-- s
effecrtive farm or forest management. SRR

— Natural boundaries separate the excephtion area from surroundlng forest
lands.

— The narrcw configuration of the area preciudes effective forest and
tarm manegonant.

IR N L S I WS
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Planning Area: ELSIE--JEWELL  Maps: 5-6-6

Goal 3 -~ - soils: 11, III, scne IV. 5-7-11

Goal 4 - - site class: ', some FC and FA 5-7=12
) 5-7-128
FINDINGS

{a)adjacent uses:
Forestry and agriculture.

(b)public facilities and services:

ROADS - State Righway 202 and Fishhawk Falls State Highway.
FIRE - Not in a Fire District, but this area does have a cooperative
agreement with the Elsie-Vinemaple Fire District.

(c)parcel size and ownership patterns:

This area consists of 26 parcels totaling 126.36 acres. The overall
average lot size is 4.86 acres. There are three parcels larger than ten
acres, totaling 89.98 acres or about 71% of the total exception area.-

{d)neighborhood and reqiocnal characteristics:

There are a total of 15 residential and commercial structures in this
drea at an overall average density of 1 per 8.42 acres.

(e)natural boundaries:

Ihe western portion of this exception area is bounded on the south by an
abandoned railroad right—-of-way. The eastern portion of the exception
area is separated from forest lands to the north by the Nehalem River,
and from forest lands to the south by the Nehalem Highway.

CONCLUSION

This area is irrevocably built and committed to residential, commercial and
industrial development dus to the following factors:
~ Efficient famm or forest management is precluded by a pattern of small
parcel sizes and by the density of existing development.
~ The area is separated by natural boundaries from adijacent farm and
forest lands.
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Planning Area: ELSIE~JEWELL Maps: 6-6-21A

Goal 3 - - spils: Not Mapped X : 6—6-21D
Goal 4 — - site class: FI
FINDINGS

(a)adijacent uses:
Forestry and agriculture.

(b)public facilities and services:
ROADS: Northrup Creek County Road.

(c)parcel size and ownership patterns:
This area includes 14 parcels totaling 107.38 acres. The overall average
lot size is 7.67 acres. There are 4 parcels larger than ten acres
totaling 47.25 acres, or about 44% of the total exception area.

(d)neighborhood and reqional“characteristics:
There are currently 10 houses in this exception area at an overall
average density of 1 d.u. per 10.75 acres.

CONCLUSTION

This area is irrsvocably built and conmltted to residential development due
to the following reasons:
— Efficient farm or forest management is precluded by a pattern of small
parcel sizes.
- Both the number and density of existing residences are incompatible
with farm or forest management in this area.

i



=,
WP R AREo

-2 A 100 4.6
g Aod ¢.13
z 30D 56
a 3o 7.93
o 202
1 g3
do! . {f .3;:/
o Soy g
aawg H.5F
Yoo 4 g
* fo| 4.5
o -2 D m (502 & S.q72
= (Yoo (o6
1282 7.33
= Idep H s
( Fov c.op . _.
A (¢ g% ______

Ll_lﬂ.l -
===
/1‘“{ PMc-LQ)

q'.-(.o?' é'

16%F.23 @

q pareete

.ev ®
Atas (3




24

Planning Area: ELSIE-JEWELL Maps: 6-6-1AA

Goal 3 — — soils: Not Mapped . : 6—-6-1AB
Goal 4 ~ - gite class: FB, some FC 6—-6-1AD
6-6-1BD
6—-5—~1DB

FINDINGS

(a)adjacent uses:

Forestry.

(b)public facilities and services:

WATER - Fishhawk Lake Service Company.
SEWER - Fishhawk Lake Service Company.
FIRE - Mist-Birkenfeld Fire District.
ROADS - County Roads, private subdivision roads.

(c)parcel size and ownership patterns:

This exception area consists of 222 parcels totaling 73.26 acres. The
overall average lot size is .33 acres. The largest parcel is 2.39 acres.

(;)neichborhood and reaional characteristics:

There are currently 45 homes in this exception area at an overall average
density of 1 d.u. per 1.62 acres.

(f)other relevant factors:

Fishhawk Lake is an artificial lake created in the 19G60°‘s.

CONCLUSION

This area is irrevocably built and committed to residential development due
to the following factors:
— The types and levels of public facilities and services in this area is
such that farm or forest management is econcmically impractical.
— A pattern of small parcel sizes precludes agriculture or silviculture.
~ The number and density of existing resicdences is incempatible with
either farm or forest management.

[



LAA

(oo

26D
1

400

Soe

€m

13
23
..11

2l

xn

st
-

TAAWE LAKE Eéfé’ﬁ?—'é.

TEOL 2y

3100 .5 ,

"3?'20?. [.HY

bIMF 5 o .29

23w Lbf

oo S/ '.3_?@”_' 5f | a im 13
tovo 37 g0 3‘/ | {a‘g‘.a .23
i .ua_‘»b' ST Chmy *57 i { im.;‘. >3
o 1300 3¢ 4 0 g tza‘b | '-:.3'9
3o 30 o e s 26
M 24 dioo P IR
I3 T A 3,3 t.s;n‘ -z;-
Cem s b Ao alew 2
e g Hfm D g Voo a2
‘s X3 400 37 If;m: | .39
190 .29 {4 37 w (40D AL
A oo -AF 1{.}110 . 37 a 000 :‘3‘5
210 .2 4900 .33 < Uwp: 3z
Z2p0 15 ‘{fﬂ P/ '1"2-550 ,2~5{
_ 3 1% 5;’.?50 r‘/’f (B .‘1,7
24 .7 oo He oD | Hyp
- L = S = teun a4
; e 22 . e oeul
o 2-?’0‘-7 “:"- ]



oD

o (H0P

[, DB - \en

s 309

WD

<3

| ._}3_

3
.36

c2d

- W2F

2200 pf

zZo / '..'7.}

2150 123_'

ST

T3

L
Lo
tamy

z Hop

(e
4

1 SBD

lecd

1o
| €D
198

" LoT

'l_if?p

RN VTR




™

% | o 15m .2 __{ R STow .3 _71‘_.

L 20 . S

- | 33
ALAD o e .z = 2 ‘2t o« 83w .36

Lm 2D 2% ey AT _skm o %o
2 dn 24 e - Sle 24

Bk 2% 233 3% sge> a2t

‘ “‘”1‘5 T R 2,;,, T Bam I

~ T .13 A | .:'_Z:'_s - :(aOD‘Cg . .' .7z
tooo 24 o '%:ov' :"-".ﬁ- - | bZeo 2:7'
e 3T 2% Gze .25

o e <30 O 3%® .29 medm 7Y

e a5 atte .d usm s

150 L3, e ‘:’rCBD vzt b.b-1.5D g Lon <2
(5D 27 e .z w23
1edd .25 .__43-,015 27 - 'B.m | -'33-‘ |
17 .29 “A3A - BT - SN

1

wl

3

Oy
LV
v
o
A
N
¥



25

Planning Area: LEWIS AND CLARK Map: 7-9-13
Goal 3 - - s0ils: II, III and IV.
Goal 4 -~ - site class: FC, some FB.

FINDINGS

(a)adjacent uses:

Agriculture.

(b)public facilities and services:

WATER - Olney-Walluski Vater Association.
ROADS - State Highway 202.

(c)parcel size and ownership patterns:

There are 16 parcels in this exception area totaling 61.86 acres. The
overall average lot size is 3.87 acres. There are two parcels ten acres
or larger totaling 22.59 acres or about 37% of the total exception area.

-

(d)neighborhood and regional characteristics:

This exception area is developed to an average density of 1 d.u. per
5.16 acres.

CONCLUSTION

This area is irrevocably built and committed to residential development due
to the following factors:
— Public services and facilities are developed to a level which precludes
farm or forest management.
- A pattern of small parcel sizes prevents efficient agriculture or
forestry in this area.
— Both the number and density of residences in this area are incompatible
with farm or forest management practices.

2 7 L S e v
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Planning Area: LEWIS AMD CLARK Maps: 7-5-11

Goal 3 - - spils: II ) 7-9-12

Goal 4 — - site class: '3 7-9-13
FINDINGS

(a)adjacent uses:
SOUTH - Agriculture y

NORTH }
EAST } - Forestry.
WEST ) R

(b)public facilities and services:

ROADS - State Highway 202.
WATER - Olney—walluski Vater Association.

(c)parcel size and ownership patterns:

This exception area consists of 8 parcels totaling 52.84 acres. The
overall ayerage lot size is 6.61 acres. There are 3 parcels ten acres
or larger totaling 3G.83 acres or about 70% of the total exception area.

(d)neighborhood and regicnal characteristics:
There are currently 7 structures in this area, including a store, a shake
mill, a grange hall and a school building. The overall average density
is 1 per 7.55 acres.

(e)natural boundaries:

This exception area is bounded on the south by the abandoned Astoria
Pacific Railroad right—of—wayv, which seperates it from adjacent farm land.

CONCLUSION

This exception area is irrevocably built and committed to residential,
commercial and industrial uses for the foliowing reasons:
- The level of available public facilities is such that their continued
Gelivery in a cost—effective manner depands on continued development in
this area. ‘ C . S
— A pattern of .small parcel sizes precludes agricul ture -or -forestry.. - -

~ Both the number and density of existing nen-farm, noen~forest-structures . ...

....... P T e v e e e e e
PRI

is incompatible with farm or forest'practices. =iz viih form or Zocoas
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Planning Area: LLWIS ARD CLARK Maps: 7-8-17
Goal 3 — - soils: Not Mapped 7-8-20
Goal 4 — - =ite class: FB

PINDINGS

(a)adjacent uses:
NCRIT{IEAST - Fish Hatchery. ’

SOUTH }
EAST }
WEST }
NORTHWEST )

Forestry -

{b)public facilities and services:
ELECTRICITY - West Oregon Electric Co-op.
ROADS - State Highway 202

{(c)parcel size and ownership patterns:
This exception area includes 6 parcels totaling 64.18 acres. The overall
average parcel size is 10.7 acres. There are two parcels larger than ten
acres, totaling 41.33 acres or about 64% of the total exception area.

(d)neighborhood and reaional characteristics:
The area is currently developed to an overall average density of about 1
d.u. per 13 acres.

(e)natural boundaries:
The Klaskanine River forms a natural boundary to the scuthwest,
separating the exception area from adjacent forest lands.

(f)other relevant factors:
The Kiaskanine River can not be used to irrigate farmland, according to
the state watermaster. Only steck watering and domestic removal are
permitted. '

CONCLUSION ' o -

This area is irrevocably built and conmltted-to.mﬁgldent1al*deyelomentﬂﬂUE CIOT DO TEAGE

to the folloving reasons: Lonhe vl ieesine pecemange

- A pattern of small parcel sizes precludes farm or forest managenents-- -7 T

- The density of existing residences is 1nccnpatlble with farm or forest
management practices.

— A natural boundary separates the area from adjacent forest land.

-~ Restrictions on water removal from the Klaskanine River make many types
of egricultirzl practices impractical.
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-} Planning Area: LEW1S AND CLAKK Maps: B8-10-25
( " Goal 3 -~ - soile: IV, some II and III. 8-10-36
Goal 4 — - site class: Fb, FE.
; FINDINGS
(a)adjacent uses:
WEST ]
oo il JoSOUTH } — mixed agriculture and forestry.
NORTH }

EAST - Estuary. -

(b)public facilities and services:
FIRE ~ LEWIS and Clark Fire District.
ROADS -State Highway 101 Alt., Fort Clatsop County Eoad.

(c)parcel size and ewnership patterns:
Ihis area consists of 13 parcels totaling 60.32 acres. The overall
average lot size is 4.64 acres. There is only one parcel larger than ten
acres: 3 13.86 acre parcel which encompasses about 26% of the total
exception area. '

Qta (d)neighborhood and regional characteristics:
There are presently 12 homes in this exception area at an overall average
density of 1 d.u. per 5.03 acres.

CONCLUSION

This area is irrevocably built and committed to residential development due
to the following factors: -
— The continued efficient provision of the available public facilities
depands on the continued residential develocment of this area.
— A pattern of small parcel sizes precludes farm or forest management of
this area. :
= The density of existing residences in this area is inccmpatible with
agricultural or forest practices.
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Planning Area: LEJIS AND CLARK Maps: B-9-19AA
‘*) Goal 3 — - soils: IWw : B~9-15AD
~ Coal 4 - - site class: nons 8-9-19pa
8-9-19DD

FINDINGS

(a)adijacent uses:
Estuary and agriculture.

{(b)public fcilities and sServices:

© WATER - Youngs River/Lewis and Clark Water District.
FIRE - Lewis and Clark Fire District.
DIKES - Diking District No. 3
ROADS - State Highway 101 Alt.

{c)parcel size ang ownership patterns:
This area consists of 26 parcels totaling 12.13 acres. The overall
average lot size is .47 acres. The largest parcel is 1.86 acres.

(d)neighborhood and reqdional characteristics:
The area includes 16 commercial and residential structures at an overall
average density of 1 per .76 acres.

ﬁ} CONCLUSICN

This area is irrevocably built and committed to residential and commercial
uses because of the following factors:
— Public facilities and services are available in this area at a level
which precludes farm or forest uses.
— A pattern of small parcel sizes precludes farm or forest uses.
= Agricultural and forest practices are incompatible with both the number
and density of residential and commercial structures in this area.
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Planning

Goal 3 - -~ soils:

Goal 4 -

LENIS AMD CLALK
Ivw.
— site class:

Area: Maps:

F8.

 FINDINGS

{2 )adjacent uses:

NORTH
EAST
SOUTH

SCOUTL
WEST

}
} agriculture

}

— agriculture and forestry.
— Lewis and Clark River Estuary.

(b)public facilities and services:

WATER
FIRE

ROALS
DIFES

8-9-3CCB

8-10-25AD

~ Lewis and Clark/¥oungs River Water District.

- Levis and Clark Fire District.

!

Diking DListricts nes. 2, 3 and 5.

(clparcel size and ownership patterns:

Ihis area consists of 247 parcels totaling
average lot size is 1.19 acres.

(d)neighborhoed and regional characteristics:

There are a total of 201 structures in this area, including numerous
comnercial, industrial and institutional structures.

density is about 1 per 1.46 acres.

(e)natural boundaries:

293.48 acres.
There are only 4 parcels ten acres or
larger comprising 48.61 acres or about 17% of the total exception area.

8-9-26BR
8-9-30aB
E—-9--30AD
8-9-328B
8-8-30BD
8-9~30DB
B-10-25DA

— State Highway 101 Alt., various paved county roads.

The overall

The overall average

Jeftfers Slough separates part of the southern part of this exception area

from adjacent farm land.

a

This area is irrevocably built and c

CONCLUSION

to the following factors:

~ The level of public facilities and services available in this area is
such that farm or forest uses are precluded.
- Efficient farm and forest management is precluded by the pattern of

gmall parcel sizes in this excepticn area.

— Farm and forest management is incompatible with both the number and
dznsity ot residential, commercial and industrial structures in this

aread.

- Ratural boundaries sezparate portions of this excaption area from

adiacant farm lands.

QS —

Another slough separates the northeastern
portien of the arez frem adjacent farm land to the north.

cmmitted to residential development due
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Planning Area: LEWIS AND CLARK Maps: 7-9-6 7-9-6BC

Goal 3 ~ - spils: II, II1, IV, scm= VI. 7-9-6RD 7—-9~6CH

Goal 4 - ~ site class: FB, some FC. 7-10-1 8-9-3CCAa
B-9-3CCB 8-9-3CCC
B8-5-30CD 8-9-31
§-9-31BA 8-5-31CC
8--10-36

---------- FINDINGS

(a)adjacent uses:
SCUTH }
WEST } agriculture.

EAST - forestry.

(b)public facilities and services:
WATER - Yourgs River/lewis and Clark Water District.
FIRE - Lewis and Clark Fire District.
ROADS - County roads, including Lewis and Clark Road, Mudd Rd., Seppa
Rd., and others. -

(c)parcel size and ownership patterns:
This area consists of 212 parcels totaling 457.67 acres. The overall
average lot size is 2.16 acres. There are 10 parcels larger than ten
acres, totaling 151.51 acres or about 33% of the total exception area.

{d)neighberhcod and reagicnal characteristics:
This area is built to a density of about 1 d.u. per 2.95 acres.

CONCLUSION

This area is irrevocably built and committed to residential developrment due
to the following reasons:
— The continved efficient provision of existing public facilities and
services depends on continuad residential develooment in thie area.
— Efficient farm and forest management is precluded by a pattern of small
parcel sizes.
— Farm and forest management practices are inccmpatible with both the
number and density of existing residences.

e
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- Planning Area: LEJIS AND CLARK Maps: 7-9-18
j) Goal 3 - -~ soils: II, IXII and IV. 7-59-19
Goal 4 - — site class: FC 7-10-12
7-10-13
FINDINGS

(a)adjacent uses:
NORTH §
tmooozrv. EAST )} - agriculture and forestry.

WEST }
- BQUIE } - forestry.

{b)public facilities and services:
FIRE -~ Lewis and Clark Fire District-
WATER —Youngs River/Lewis and Clark Water District.
- ROADS -County Roads, including Fort Clatsop Road.

This exczption area incluoes 56 parcals totaling 426 acres. The overall
average lct size is 7.6 acres. There are 14 parcels larger than ten
acres toraling 27€.39 acres, or about 65% of the total exception area.

(d)neighbcrhood and regional characteristics:
This area is built up to an overall density of about 1 d.u. per 13.30
acres.

CONCLUSION

This area is irrevocably built and committed to residential develommant
because of the following rzzsons:
~ The continusd efficient provision of the existing public facilities and
services available at this site depends in part on continuad
residential develcpment in this area.
~ Forestry and agriculture are precluded by a pattern of small parcel
sizes. ’
— Many farm and forest practices are incompatible with both the number
and density of existing residences in this area.
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Planning Area: LEWIS AND CLARK Maps: 7-9-7
Goal 3 - - soils: II, XII and IV. 7=-8-7Ca
Goal 4 -~ — site class: FB, FC. 7-9-7DB
7-9~7DD
7-5-8
7-9-8C
7-9-17
: cee _ 7-9-18
TTRCTLOT : FINDINGS

{a)adiacent vses
WEST )
SOUTH } - agriculture

NORTH  }
EAST } - mixed agriculture and forestry.

(b)public facilities and services:
WATER — Youngs River/Lewis and Clark Water District. =
FIRE - lawis and Clark Fire District.
RGADS - Tucker Cresk Co. Rd. and Logan Co. Rd.

{c)parcel size and ownership patterns:
Tnere are Y91 parcels in this excaption area totaling 338.50 acres. The
overall average lot size iz 3.72 acres. Thers are B parcels larger than
ten acres totaling 101.84 acres, or about 30% of tha total exception area.

(8)nsichborhood and regicnal characteristics:
— This exceprion area 1s includes a cnurcn, fire houss and a grange hall
in addition to 49 residences. The overall average residential density
is about 1 d.u. per 6.5 acres.

CONCLUSION

This ares is irrevocably committed to residential development due to the
following factors:

— The continued cost—effective provision of existing public facilities
depends in part on continued residential develapment in this area.
Efficient farm or forest management is precluded by 2 pattern of small
parcel sizes.

— Certain farm and forest management practices are incompatible with both
the number and density of existing residences in this area.

i
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",

Planning Area: LEWIS AND CLARK Maps: 7-9-5
Goal 3 - - spilz: ITI, IV, V, scme VI and VII. 7-9-5A8
Goal 4 - — site class: FB. 8-5-29

: ’ 8-9-29CA
B-8-32
T 8-9-32B
T : 8-9-32C
pee 8-0-32D
FINDINGS

{a)adijacent uses:
EAST )
NORTYH } - agriculture.

S50UTH }
VEST } - forestry.

{b)public facilities and services:

FIRE - Lawis and Clark Pire Uistrict.

WATER- Youngs River/lewis and Clark Water District.
- RCADS- Youngs River Loop County R3.

(c)parcel size and ovnershin cettsms:
‘This excapticn arsa consizts or 113 parcsls tetaling 286.07 acres. The
, overall average lot size is 2.57 acres. There are & parcels larger than
%9 ten acres totaling 114.15 acres or about 38% of the total exception area.

(d)neiahborhood and reciocnal characteristics:
Tneres are a total of 8B residences in tnis exception area at an overall
average dgensity of 1 d.u. per 2.36 acres.

3]

{e}nartural boundariss
AT tno Aoren ono of the excanticn arssz Cook's flounh szparates the
excepticn area from acrizultural lanos o tn2 e2st. In the micdle
porticn, Younzs kiver Locp Rd. sepsrates the excaption area ILrem
acricultural lands to the east.

-

COMCLUSION

This arsz is irrevocably built and committed to residential develogpment due
to the following factors:

- The continued cost—effective provision of existing public services and
facilities depsnds in part on continued residential develooment in-this
area.

- Farm and forest management are precluded by a pattern of small parcel
Eizes 1n this area.

— Cartzin farm and forest rractices arz grecluded by the nunber and
density of resicences in this area. ,

o — Matural boundaries separate portions of this exception area from farm
73 lanos to the ezst.
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. Planning Area: LEJIS AND CLARK Maps: 8-9-213a
5;} Goal 3 -~ ~ soils: not mapped 8-9-21BD
Goal 4 - - site class: FC
- FINDINGS

(a)adjacent uses:
S 1F -NORTHEAST -~ City of Astoria (residential).

EAST — Forestry.
- SOUTH ~ Forestry.
WEST — Estuary.

{b)oublic facilities and services:
RCAD - Starte Hignway 202.

(c)parcel size and ownership patterns:
This area consists of 24 parcels totaling 25.B4 acres. The overall
average lot size is 1.0B acres. The largest parcel is 5.39 acres.

(d}neiahborhood and reaicnal characteristics:
There are a total of 15 houses in this excsption arez at an overall
average density of 1 d.u. per 1l.62 acres.

CONCLUSICN

This area is irrevocably built and committed to residential development due
to the following factors:
— Farm or forest management is crecluded by a pattern of small parcel
sizes in this area.
— Certian agricultural and forestry practices are incompatible with hoth
the number and density of existing residences.
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Planning Area: LEWIS AND CLARK Maps: 8-9-26
Goal 3 - - soils: not mapped 8-5-27
Goal 4 - - site class: FB and FC. 8-8-34

S : B-8-35
LT FINDINGS

{a}adjacent uses:

LEST — agriculture.
NORTH }
SOUTH } - forestry.
EAST 1}

{b)puclic facilities and services:
ROADS — Paved County roads.
WATER — Olney-¥alluski Water Association.

{c)parcel size and ownership pattern.
Inis area consists of 34 parca2ls totaling 176.70 acres. The overall
average lot size is 4.53 acres. Thers are 5 parcels larger than 10.acres
totaling 6C.S0 acres or about 34% of tne total area.

3? {d)neiaohborhood and recional characteristics:
There are currently 27 cwellings in this exception area at an overall
average density of 1 d.u. per &6.54 acres.

(¢)natural boundariec:
A county roao separates this exception ares from farmland to the west.

CORCLUSION

This area is irrevocably built and committed to residential development due
te the following factors:
- Continved cost—effective provision of existing public facilities
cepends in part on continued residential development in this area.
~ Farm and forest management is precluded by a pattern of small parcel
sizes.
— Certain farm and forest management practices are inccmpatible with both
the number and density of existing residences.
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.#3 Planning Area: LE7IS AND CLARK Map: 8-9-28D
Goal 3 -~ - soils: VIII
Gozl 4 - — site class: FB
FINDINGS

{a)adijacent uses:
S0UTH — residential.

EAST — residential.
NOMTH ~ agriculture and forestry.
WESY - estuary.

(b)public facilities and services:
WATER - Viillowdale Water District.
ROADS - Paved private roads.
SEWER - A DEQ—approved sewer system is available on the site, but there
is insufficient water at this time for its full operation.

(c)parcel size and ownership pattsrns:
tnara are 11 parcels in this arsa totaling 7C.38 acres. The overall
average parcel size is 6.4 acres. The largest parcel i= 52.3% acres and
is a developed indusirial site.

{dineichberhood and recional characteristics:
Tnis area incluoes 7 single family residances, a number of industrial
buildings {currently vacant), and socmz multi-iamily housing.

COLICLUSION

This area is irrevocably built and committed te resicential and industrial
devalopment dus to the following factors:

— The level of existing pubnlic facilities is such that their cost-
effective provision is in part dependant on residential and industrial
development of this site.

- A pattern of small parcel sizes precludes farm or forest management.

- Many farm and forest management practices are incompatible with both
the number and density of existing non-resource structures in this area.
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Planning Area: LEWIS AND CLARK Maps: 8-9-28

Goal 3 - - spils: II, IZII, some VI and VIIL. B-9~28D

Goal 4 -~ ~ site class: F3, FC. 5-9-33
FINDINGS

(a)adjacent uses:
NORTHAEST - residential and light industrial.

SQOUTH —*mixeq forestry and agriculture, and cemetary.
EAST - forestry. , :
NORTH - mixed forestry and agriculturs.

(blpublic facilities and services:
WATER ~ Willowdale Tater District.
ROADS - State Highway 202 and Christians County Road.

(c)parcel size and ownership patterns:
This area includes 42 parcels totaling 200.70 acres. The overall average
lot size is 4.78 acres. There are 6 parcels larger than ten acres,
totaling 90.05 acres or about 45% of the totai exception arsa.

(dineichborheed and regional characteristics:

Tne current overall average aensity in this area is about 1 d.u. per 7.4
acres.

CONCLUSICH

This area is irrevocably built and committed to residential development dus
to the following factors:

- Continuad cost—effective provision of the existing public facilities
and services is in part dependent on continued residential developmant
in this area.

- Farm and forest management is precluded by a pattern of =mall parcel
sizes.

— Certain farin and forest management practices are incompatible with both
the number and density of existing residencss.
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Planning Area: LEWIS AND CLARK Maps: 7-9-3

Goal 3 - - soils: mostly IV, scme III, VI and VII. 7-9-4

Gosl 4 - — site class: FB, FC. 8-9-33
FINDINGS

(a)adjacent uses:

SOUTH — agriculture.

~~NGRTH - mixed agriculturs and forestry.
EAST - forestry. '
WEST -~ estuary.

{b)oublic facilities and services:

WATER - OUlnay-Walluski Water Associatien.
ROADS ~ State Highway 202.

{c)parcels size and ownership patterns:
There are 17 parcels in this exception area totaling 63.96 acres. The
overall averags lot size is 3.76 acres. There are three parcels larger
than ten acres, totaling 32.75 acres or about 62% of the exception zrea.

(d)neighkbcrhood and recicnal characteristics:

Tnis exception area currently has 1Z nouses at an cvearall average density
of 1 d.u. per 5.33 acres.

{elnatural boundarie=s:

State highway 2UX separates this excection arsa from estuarine and
agricultural resourcas to the west.

COMHCLUSTION

This area is irrevocably built and committed to residential development duoe
to the following factors:

— In order to continue delivering existing public facilities in a cost~
effective manner, continued residential development of this area is
nacessary.

— Farm and forest management of this area is precluded by a pattern of
small parcel sizes.

= Many farm and forest management practices aras incompatible with both
the number and density of residences in this area.

— A natural boundary separateos this area from resource lands to the wast.
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~'$3 Planning Area: LEWIS AND CLARK Maps: 7-9-1
. Goal 3 - - soils: Mostly IV, same II, III and V. 7-0-2
Goal 4 - ~ site class:Mostly FB, some FC and FA. 7=9-3
: ‘ 8-5-36
FINDINGS

(a)adjacent uses:
Agriculture.

{b)public facilities ano sarvices:
WALER — Clnev-vallusia Varer Associztion.
ROADS — Labiske County ikoad, Walluski Locp County Road.

(c)parcel size and ownership patterns:
This arsa consists of 39 parcels totaling 191.40 acres. The cverall
average lot size is 4.69 acres. There are three parcels larger than ten
dcres, totaling €5.92 acres or about 45% of the total exception area.

(é)neichborhood ané reaicnal characteristics:
Tnere ares presently 31 houses in this area at an overall average density
of 1 d.u. par €.17 acres.

— {e)natural boundaries: )
J 1he southwest portion of the area is separated from adjacent forest lands
by the Walluski River. The west end of the exception area is seperated
from adjacent farm land by Walluski Loop Road.

COLCLUSION

Yhis area is irrevocably built and committed to residential development dues
to the following facters:
— The centinued cest—effective provision of existing public services is
in part dependent on continued residential aevelopmant in this area.
—.Famm and forest management is precluded by a pattern of small parcel
sizes in this area.
= Certain farm and forest management practices are incompatible with both
the number and density of existing residences in this area.
- Natural boundaries separate portions of the excepticn area from
adjacent farm and forest land.

—



IS AND CLARK Maps: 7-8-10
II, III and IV. 7-2-11
:lass: FB and FC.

FINDINGS
as;
siculture
forescry.

: facilities and services:
- Dlnay-walluski water Association.
3 ~ State Highway 202.

ccel size and. ownership patterns:

11s area consists of 20 parcels totaling 127.19 acres. The overall
verage parcel size is 6.36 acres. There are 3 parcels larger than ten
acres, tctaling 41.41 acres or about 33% cf the total excepticn area.

d)neiakborhoed and reaional characteristics:
There are currencly 14 residences in tnis exception area at an overall

average density of about 1 d.u. per 9.09 acres. '

CONCLUSION

This area is built and irrevocably committed to residential development dus
£

to the following factors: .
~ The continuad cost-effective delivery of existing public facilities is
in part dependent on continued residential development in this area.
- Farm and forest management is precluded by a pattern of small parcel
sizes.
- Certain forest and farm management practices are incompatible with both
the number and density of existing residences in this area.
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lanning Arss: KORTUEAST Maps: B-B8-19 8-8-198D

Soal 3 - — soils: II, Ile, III, IIle, 8-8-19DA . 8-B-15DB
IV, IVe, VI, VIie and VII. 8-8-18CC 8-8-20

Goal 4 - - site class: FB, FC and FD. 8-8-30 g-c-11
8-9-12 8-9-13
8-0-14 8-0-147D
8-9-14DA §-0-140D
8-9-23 8-9-24
8-C-24AD B-9-24B

8-~9-24BC
FINDINGS '

(2)adiacent uses:
Forestry anao aguartic.

{b)public facilities and services:
WATER ~ John lmy Water District and Farnhill vater District.
FIRE - John Day Fire District.
ROADS - State Highway 30, Fernhill County Road, Claremont County Road,
and-John Day River County Road. '

{c)parcel size and ownership patterns:
Inls exceprion area includes 256 parcels totaling B96.43 acrss. The
overall average lot size is 3.50 acrss. There ars 25 parcels larger than
ten acres totaling 422.20 acres, or about 47% of the exception area.

{G)neighborhood and recional characteristics:
There are a total of 1€5 residences in this excention area at an average
ovarall aensity of 1 c.u. psr 5.43 acres.

CONCLUSION

This ares is built and irrevecably committed to residential development for
the following reasons:
- Continued cost-effective delivery of the existing public facilities and
" services is in part dependent on contiued residential developrment of
this area.
— Farm and forest management are precluded by the pattern of small
parcels in this area.
~ Many farm and forest management practices are not compatible with either
the number or density of existing residences in this area.
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F

-lanning Area: NORTHEAST Maps: B-8-16

Goal 3 - - soils: not mapped. 8-8-16DA
Goal 4 - - site class: FB and FC. 8-8-16DRB .
B-8-1erC
8-3-16DD
B-8-21
FINDINGS
{a)adiacent uses:
NORTH ]
EAET } - aguatie.
WEST )

SCUTH - foresctry.

-

{b)public facilities and sarvices:
WATER - Burnside Water Association.
FIRE - Knappa-Svenson-Burnside Fire District.
RORDS - State Highway 30, various improved county roads.

'(c)parcel size and cwnership patterns:

Thnis area incluaes 1UG parcels totaling 109.84 acres. The overall

average lot size is 1.66 acres. There is one parcels larger than ten

acres: a 12.08 acre parcel comprising about 11% of the total exception
. area.

(dineighborheod and recional characteristics:

There are a total of 55 residences in this arsa at an average overall
density of about 1 &.u. per 2.00 acres.

CONCLUSTION

This area is built and irrevocably committed to residential development for
the following reascns:

- Continued cost-effective delivery of existing public facilities and
services depends in‘part in continued residential develapment in this
area.

- Farm and forest management are precluded in this area by a pattarn of
small parcel sizes.

= Certain farm and forest management practices are not compatible with
either the number or the density of residences in this area.
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anning Area: NORTHEAST

Maps: B8-6-22

3l 3 - - soils: not mapped. , 8-6-26
xal 4 -~ - site class: FB, FC and FE. B8-6-26CB
: : 8-6-27
8-6-28
8-6-35
8-6-3¢
FINDING
{a)adiacent uses:
EASY - residential (hestport) and forestry. .
SCUTH=- Highway 30, forast land and residential (Cklahcoma Hills ares).

NORTH- Colunziz River.
WEET - forestry.

{(b)public facilities:

The Wauna Westport Paper Mill (Crown Zellerbach) is largely self-
sufficient in terms of services. The other parcels are not served by
either public Witer or fire protection. This area is designated as an
industrial development site because of its unigue transportation access
characteristics: rail, water and highway transportation are available.

(c)oarcel size and ownership patterns:

Inere are a total of 4 parcels in this exception area:

— the mill site.

-— powar substation.
— vacant.

-— vacant.

— vacant.

(1) 582.14 acres
(2) 2.47 acres
(3) 29.06 acres
(4) 51.E2 acres
(3) 62.C3 acres
728.13

(e)natural boundaries:

acres

—  toral.

Ihis area is gensrally s=parzted from other lanas to the south by State

Highway 30 to the south.

COMCLUSION

Tnis area is built and irrevocably committed to industrial development for

the following reasons:

= The area is we=ll s=rved in terms of transcortation facilities.
= & large portion of the area is already developed as a pulp mill.
= Tne area is aenerally Ss2parated frem other lands by State Highway 30.
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Maps: B-6

Planning Area: NORTHEAST
B-6-5

Gecal 3 - - soils: not macped.
Goal 4 - - site class: F2 and FC.

FINDINGS

{a)adijacent uses:
Forastry, aquatic, including a deep water channel.

(b)oublic facilities and serviees:
ROADS - Clirren Councy koad.

(c)parcel size and cwnership patterns:
This area consists of two subareas. The Bradwood area is a 47.4 acrs
parcel zoned for Marine Industrial uses (MI), having access to a desp
water channel. The Clifton area consists of 11 parcels totaling 1B8.23
acres located generally north of the county road, between the road and
the river. The overall average lot size is 1.66 acres. The largest

rarcel is 8.28 acres. =

(é)neichborhood and regional characteristics:
Tne clifton suparea consists of 7 Structures at an aversge overall
density of 1 par 2.6 acres. Tnese include residences and sStructures

associated with the fishing industry.

(f)other relevant factors:
The Clirton supareas 1= long and narrow.

CONCLUSION

This area is built and irrevccably committed to residential ang industrial
development for the following reasons:
— A deep water channel is adjacant to the arsa.
-~ Farm and forest practices are generally precluded by a pattern of small
parcel sizes in this area.
- Certain farm and forest practices are inccmpatible with the number and
density of non-farm, non-farest structures in this area.
= The configuration of the Clifton area is such that farm or forest

mianagement is not practical.
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3 Aresa: NOKTHEAST Mapst. 8-7-10

- — spils: Iie; IVe and VIE. 8—7—11

, = = site class: FA and FB. B-7~15
' e ' 8-7-16. .
8-7-16D

FINDINGS

jadiacent use
WL - agr:

!" - .
hRwi lture anﬁ-tore=uf}-

- souTh-

} _
WE“T } - rferescry.
} :

Ehu

(b)publlc faCllltlES.

RUADS ‘- Upper Brownsmead Canty Road; ZlaLAGnat

Cresk County and Davis
“Bottom County Road.: e __ :

"WATER - Knappa Tater ASsocistion. :
CRIRE - hnamsawgvnnﬁcnudurn=10= Fire Dlstrlcn._

sts- oL 74 parcels tOtnllnG 394 SB acrns. _The gvarall

“this area CORS1LSTE

average- ot siz

is 5.33 acres. - There are 7 parcels. larger tnan. ten

acres, tohallng 131 83 acres or about 33% of the toral exception area.

(d)nelahborhocd and realonal ch=racterlﬂt1cs.

Thers are & toral oz 4% strucrtures. in this arsa, 1ncluc1ng on= 1ncu5tr1al
building. The overall average red;aenglal.cnnslty is 1 d.u. per 8 C5
.4acres. SR e : R

{e )natural Boundaries

_Ziak-Gnat Cresk Hoau snrarates parh of thls excnotlon arna frcm a natural

acuatlc ar=a to tne gast.

This

CONCLUSICN

arsa is built and 1rrevccably comnlhted to residential aeve1opment for

the fellowing rea=ons:

continued cost-eifective dmllvevy of existing Dubllc fac111t1es and
services uenend; in part on ccntinued re sidential development in: thls

ared .

-Farm and fcresc mana:enent is precluded bv a.pattern of small parce1

Sizes in this area.
Certain. forest and farm management t.r:ac;.z,cras ‘are not ccmpatlble with

gither tns nuskber cr Uﬂn5¢t of EEJIGQHC”S in thlS arei.

A natura) boundary ssparstss this excepticn area fram EE"SL"Cﬂ lanca te

L R T
DI e i

- (cJparceL—slze~anmwgune;unlo catiterns. : ' ' SRR RS
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8-7-16

.anning Area: NORTHEAEST - Maps: B-7-8CC
©2al 3 - soile: II, III, IVw angd Vie. 8-7-17 ‘8-7-17R
Goal 4 - =site class: Mostly FB, B-7-17C 8-7-17CD
scme FA, FC and FG. g-7-18 8-7-19
: B-7-1SBA 8-7-180a
8-7-20 B-7-20a2
B-7~20B B-7-20EB
§-7-21 B-7-29
- B-7-30 8-8-14
B-8-15 B~-8-16DD
8-5-21 8-6-22A
5-5-228 B-£-272Ba
8=-5—22C 6—6-22D
5-3-23 8-g-24
- E-&-25 E—~B~-25DA
B-5-26 8-8~-26CC
8-8-26D 8-8-27
B-8-27B 5-8-27C
B5~8-27D 8-8-34
FIMDIMNGS

(a)addacent uses:

WEST - rorescry.
SOUTH~ fcrestry.

EAST ~ forestry and agriculture.

NORTH- forestry, agriculture and aquatic areas.

(b)public facilities and services:

WATER - Lurnsigs Water Association, Wickiup Water Discrict, Knappa Vater
Acsociation, Carmen Cresk Water Asspciaticon.

FIRE - Knappa-Svenson-Burnside Fire District.

ROADS ~ State Highway 30, various paved county roads.

(c)parcel size znd ownership patterns:
This exception ares consists of 835 parcels totaling 4,031.73 acres. The
overall average lot size is 4.83 acres. There are 107 parcels larger
than ten acres totaling 2,235.57 acres or about 55% of the total
exception arsa. Of those parcels larger than ten acres, there ars 39
lots larger than 20 acres, totaling 1,235.41 acres or akout 31% of the
total exception arsa. These larger parcels are surrounded by =maller
parcels.

{S)neiahborhcod and reaical characteristicc:
Inere ara a total orf 6GB2 resicential, commercial and institutional
Structuras in this area at an overall asnsity of about 1 per 5.91 acres.




CONCLUSTION

This area is built and irrevocably committed to residential and commercial
development for the following reasons:

- Continuved cost—effective delivery of existing public fccllltles and
services depends in part on continued residential and commercial
development in this area. :

- Farm and forsst management are precluded by a pattern of small lot
sizes in this ares.

= Many forest and farm management practices are not compatible with
either the numcer or density of residences and other non-farm, nan-
forest uses in this ares.
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Planning Area: CLATSOP PLAINS Maps: 7-10-16C
Goal 17 - - an exception to section {(3)(£) 7-10-~-21 -

7-10-21BA

7-10-21BD

7-10-21CcDh

7-10-28A8

7-10-28AC

7-10-28DB

FINDINGS

{a)adiacent uses:
NORTH - resiasntial
SQUTH - resid=nrial
EAST - residsntial
WEST - Pacific Ccean.

{b)public facilities and services:
WATER -~ Surf Pines Water District.
FIRE - Warrenton Rural Fire District
ROADS— Paved private roads.

(c)parcel size ang ownership patterns:
Yhere ars 75 parcels in this exceprion area totaling 168.59 acres. The
overall averages lot size is 2.31 acres. The ares includes 3 parcels
T~ larger than ten acres, totaling 44.36 acres or about 26% of the total
' exception ares.

(c)neiahborheod and reaional characteristices:
Tnere arz a total of 25 houses in the SOr: Pines exception area at an
overall average density of 1 d.u. per 6.02 acres.

CONCLUSION

This area is built and irrevocably committed to land divisions not otherwise
Parmitted under Geal 17 for the following reasons.
- lands surrounding this area are divided into small residential parcels.
- Public facilities and servicas are developad to a level which supparts
continusd small lot residential ‘development in this area.
- The area is already divided into small residential parcels: only a
small portion of the land is nct vet divided.
= The area is already developed to residential densities.
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" ining Area: NORTHEAST - : : - Maps: 8-6-25CD
1 3 - - soils: IVw and VIe (preliminary). 8-6-25DC
al 4 - - site class: None. 8-5-36

FINDINGS

{aladiacent u=es:
EAET - acricuirure.

NORTH )
SOUTH } ~ Colunbia River Estuary.
WEST )

{b)public facilities and services:
WATER — Westport Water Association
ROADS - Paved public and private roads.

{c)parcel size and ownershin patterns: .
Tnils area consliSts Of 51 parcels totaling 98.85 acres. The overall
average parcel size is 1.%4 acres. There is only one parcel larger than
10 acres: a 70.49 acre parcel cocmprising about 71% of the total
exception area.

(d)neiahborneod and regicnal characteristics: )
The area inciludes 11 homes at an overall average density of 1 d.u. per
9.00 acres. All of these homes are concentrated in the northen 1/3 of
the exception arsa at an effective density of 1 d.u. per 2.59 acres.

CONCLUSION

This area is built and irrevocably committed to residential development for
the follewing reasons:
- Continued cost—effective provision of existing public facilities
depends in part on continued rasidential development in this ares.
- Forest and farm management are precluded by a pattern of small parcel
sizes in this area.
- Many farm and forest management practices are not compatible with the
density of residences in this area.
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Planning Area: RORTHEAST Maps: B—G B-6-2600

Goal 3 ~ - soils: Kot Mapped. B—6-27DA EB-56-27DD
Coal 4 - - site class: FB and FC, B-6-34AA  8-5-35
some FD and FE. 8~6-35AB  B-6-35RA
8-6-35BB
FIMDINGS

(a)adiacent uses:
WEST — forsstry
SOUTH —forestry
EAST —forestry
NORTH —ingustrial, wetlands.

(b)public facilities and services:
FIRE - Wauna-liestport Fire District.
WATER- Wauna Water District.
Various surfaced county roads.

- {c)parcel size and ownership patterns:
Tnis area consists of £3 parcels totaling 168.12 acras. The overall
average lot size is 1.82 acres. There are 2 parcels larger than 10
acres, totaling 58.95 acres or about 30% of the total exception area.

(d)neiaghborhood and regicnal characteristics:
This area 1s built to an overall average density of 1 d.u. par 2.80 acres.

{e)natural bouncries:
Ine Ponneville bower Administration right-of-wsy forms a natural boundary
to the south of this exception area.

CONCLUSION

This area is built and irrevccably conmitted to residential develomment for
the following reasons:

— Coentinued cost-effective delivery of existing public facilities and
services depends in part on centinued residential development in this
area. :

- Agriculture and forestry are precluded by a pattern of small lot sizes
in this area.

~ Many farm and forest management practices are nst compatible with
€itner the number or the dsnsity of residences in this= aresa. :

~ A natural bounZary separates the sSoutiern periion of thie excertion are
Irom adjacent forest land.
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Planning Area: CLATSOP PLAINS .Maps: 8-10-28

Goal 3 — - soils: IVw and Vie. B-10-28CA
Goal 4 — - =ite cla=ss: FG, some FC. B-10~33a
8-10-33D
FINDINGS

(a)adjacent uses: )
NORTH ~ residential and commercial (City of Warrenten).
WEST =~ residential (west side of State Highway 101).
EAST - wetlands and small agriculture/forestry.

{E)public facilities:
RATER - City of warrenton.
FIRE - Warrenton Rural Fire District.
ROADS - State Highway 101.

{c)parcel size and ownership patterns:
Tnis area consists of 19 parcels totaling 50.66 acres. Ths overall
average lot size is 2.67 acres. There is one carcel larger than ten
acres: a 10.28 acre parcel comprising 20% of tne total exception area.

(d)neighborhced and reaional characteristics:
The area is built—up to an average density of 1 d.u. per 2.90 ares.

CONCLUSICN

This area is built and irrevocably committed to residential development for
the following reascns:
= Continued cost-sffective delivery of existing public facilities depends
in part on continued residential development in this area.
- Agriculture and forestry ara precluded by a pattsrn of small parcal
sizes in this area. _
— Many farm and forest management practices are not compatible with
either the number or the density of residences in this area.
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- Planning Area:CLATSOP PLAINS - -  Maps: 7-10-4
Goal 3 - - soils: II, IVw and VIe 7-10—-4A
Goal 4 - - site class: FC and FD. 7-10-4AB

8-10-33a

8-10-33D

8-10-34
FINDINGS

(a)adiacent uses:
SQUTH - agriculture and forestrry.
WEST - State Highway 101 and residential.
NORTH - forestry and wetlands.
EAST - forestry.

(b)public facilities and services:
FIRE - Warenton Rural Fire District.
WATER- City of Warrenton.
ROADS- State Highway 101, Perkins County Road and Dolphin Road.

-_

- {c)parcel size and ownership patterns:
This area incluges 52 parczls totaling 228.29 acres. The overall avarage
lot size is 4.39 acres. There ares 7 parcels larger than ten acres,
totaling 117.56 acres or apout 51% of the total exception area.

{(dIneiahborhood and reaional characteristics:
The overall average dgensity in this area is 1 d.u. per 6.92 acres.

CONCLUSIONS

Tnis area is built and irrsvecably committed to residential develocment for
the following reasons:
— Continued cost-sffecrive gelivery of existing public facilities derpends
in part on continued residential development of this area.
= Agriculture and forestry is precluded by a pattern of small parcel
Eizes in this area. ) " a
= Many farm and forest management practices arg not compatible with
either the number or the density of residences in this area.
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Piaﬁning Arez: CLATSOP PLAINS Maps: 7-10-15

Goal 3 = - soils: IVw and Vie. 7-10-1584
Gcal 4 - - site class: FB and FD. 7-10-15DB
FINDINGS

(a)adjacent uses:
WEST - residential and wetlands.
NORTH and SOUTH - tountv—owned recreational lands.
EAST - Cullaby lake.

{b)public facilities ang services:
WALER ~ City of larrenton.
SEMER - Shoreline Sanitary District.
FIRE - Gearhart Rural Fire District.

(c)parcels size and ownership patterns: -
This exceptiecn area inciudes 128 Separate parcels totaling 41.32 acres.
- The overall average lot size i= .32 acres. There are nc lots larger than

5 acres.

(d)neighborhood and reaional characteristics:
.“5§ There area presently 94 nomes in this are=s at an overall average density
' of 1 d.u. per .44 acres.

(e)natural boundaries:
Cullaby lake separates this exception aresa from forest. lands to the east.

CONCLUSION

This area is built ang irrevocably committed to residential development for
the following reasons: ‘

a - Continued cost-=ffective delivery of existing public facilities and
Services in this area depends in part on continued residential
development of this area. . ‘

=~ Agriculture and forestry are precluded by a pattern of small percel
sizes in this area. :

- Many farm and forest management bractices are not compatible with
@ither the numbsr or the density of residences in this area.-

= A natural bouncary Separates this excepticon area from-adjacent forest
langs. :
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Planning Area: CLATSOP PLAINS Maps: £-10-33
Goal 3 - = 'spils: II, III, IV and Vi, 6~10-34
Goal 4 ~ - site class: FB.

FINDINGS

{a)adjacent uses:

NORTH ~ cemerary and mixed agriculture and forestry.
EAST - forestry.
SQUTH -~ forestry.
WEST - agriculture.

{b)public facilities and sarvices:

FIRE - Seasids Rural Fire Protection District.
WATER- City of Seaside.
ROADS- Beerman Cresk County Road and State Highway 101,

{c)parcel size and ownership patterns:

Tnis area includes 20 parcels totaling 121.61 acres. 'The overall average
lot size is 4.19 acres. There are 4 parcels larger than ten acres,
totaling 48.35 acres or about 40% of the total exception area.

(&)neighborhosd and regicnal characteristics:

Tnis exception arez is aeveloped to an average oversll density of about 1
d.u. per 7 acres.

CONCLUSION

This area is built ang irrevocably committed to rasidential development for
the following reasons: '
-~ Tns continued cost-effactive ds=livery of existing public facilities
depends in part on continued residential development in this area.
=~ Agriculture and forestry are precluded by a pattern of small parcel
sizes in this area.
— Many farm and forest management practices are not compatible with
either the number or density of residences in ‘this area.
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Planning Area: CLATSOP PLAINS Map: 6-10-28
Coal 3 - -~ spils: IT. :
Coal 4 - - site class: FD.

FINDINGS

(a)adjacent uses:
NORTE and SCUTH - commercial within the Ssaside Urban Growth Boundary.
WEST - golf course.
EAST - watlands.

{(bB)oublic facilities:
FIFE - Ssaside Eural Fire District.
WATER- City of Seasids.
RCADS~ State Highway 101.

(c)parcel size ang ownership patterns:
Inis area consiscs of one 1.4 acre parcel. ‘The parcel to the north is
within the Seasice UGB and is about 5 acres. To the south is a2 2 acre
parcel, also within the Seaside USB. '

{d)neichborhood and reaional éharacteristics:
Tnis parcel is in the micdle of & geveloped commercial strip along
Highway 101,

(f)other relevant factors:

This parcel was not included in the Seaside UGB despite being surrounded
on three sides by UGE lands.

CONCLUSION

This parcel is irrevocably committed to residentia] development for the
following reasons: '
= Existing public facilities ang services on this site are the same as on
adjacent UGB property.
= The parcel is not large enocugh to pursuas either farm or forest
Mmanagemsnt, and is not adjacent to other famm or forest lands.
= Many farm and forest management practices are nat cocmpatible with the
number or the density of commercial uses aleng Highway 101 in this area.
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 Planning Area: CLATSOP PLATNS Maps: 5-10-3CC

Goal 3 -~ - spils: 11 and III. 5-10-4a
Goal 4 - - site class: FB and FC. 5-10-4D
6-10-33

FINDINGS

{a)adjacent uses:
NORTH — City of Sea=ide.
ECUTH -~ residential.
EAST -~ forestry.
WEST - forestry.

(b)oublic facilities and services:
WATER - City of Seaside.
FIFE - Seaside Rural Fire Protection District.
ROADS - State Highway 101 and 26.

{c)parcel size and ownership patterns. »
- Inis area incluces 47 parcels totaling 134.12 acres. The overall average
parcel size is 2.85 acres. There are 2 parcels larger than ten acras,
totaling 29.30 acres or about 22% of the total area.

(d)neighborhood ané reciocnal characterisctics:
Inere are 36 commercial and residential structures in this area at an
avergae overzll censity of 1 per 1.31 acres.

{e)natural boundaries: .
An abanaonex railrcad right-of-way forms a natural boundary along much of
tne western side of tnis exceprion area.

- CONCLUSTION

This area is built and irrevocably committed to residential and commercial
development for the following reascns:

- Continued cost-effective delivery of existing public facilities and
services depends in part on continued develepment in this area.

~ Agriculture and forestry are precluded by a pattern of small parcel
sizes in this area. -

— Many farm and forest management practicess are not compatible with
either the number or gensity of residential and commercial usss in this
area. : '

— A natural boundary s2parates much of this exception aresa from forest
langs to tne west.
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Planning Area: CLATSOP PLAINS : - Maps: 7-10~10 7-10-15
Goal 3 ~ - soils: IVw, some VI. 7-10-22 7-10-22B
Goal 4 - ~ site class: FB, FC and FD. 7=-10-22C 7-10-22CH
7-10-22D 7-10-220C
7-10-27 7-10-34
FINDINGS

(a)adiacent uses:
EAST - forestry, agriculture, park and wetland.
WEST - State Highway 101.

(b)public facilities and services:
FIRE - Gearnart Rural Fire District.
ROADS- State Highway 101, Dellmore Loop County Road.
WATER- City of Warrenten, except souther end south of Del Rey Beach
Road, which is served by City of Gearhart water. '

(c)parcel size and ownership patterns:
This area includes 143 parcels totaling 374 acres. The overall average
- lot size is 2.6 acres. There are 4 parcels larger than ten acres,
toraling 48.37 acres or about 13% of the total excaption area.

(d)neighborhood ané reaional characteristics:
The area is built up to an average overall density of 1 d.u. per 4.02
acres. :

CONCLUSION

This area is built and irrevocably committed to residential development for
the following reasons: »
= Continued cost-effective delivery of existing public facilities and
services depsnds in part on continued residential developmant in this

area.
— Agriculture and forestry are preciuded by a pattern of small parcel
sizes in this area. .

= Many farm and forest- management practices are not compatible with
either the number or the density of residences in this area.
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Planning Area: CLATSOP PLATNS ' Mapsg 7-10-3

Goal 3 - - soils: Vie. 7-10-4
Goal 4 - - site class: None. 7-10-10
7-10-108B
FINDINGS

{a)adjacent use=s:
EAST - agriculture and forestry.
WEST - State lighway 101.

(b)pukblic facilities and services:
FIRE - warrenton Hural Fire District.
WATER- City of Warrenton.
ROADS- State Highway 101.

(c)parcels size and ownership patterns:
There are 25 parcels in this area totaling 120.14 acres. The overall
Aaverage lot size is 4.81 acres. There ars 5 parcels larger than ten
acres, totaling 52.47 acres or about 44% ofthe tota] exception area.

{d)neichbornced and recicnal characteristics:
Inere ars a2 total of 47 residences in this are at an average overall
density of 1 d.u. per 2.79 acres. Most of these residences are mobile
homes in the Glenwood Village Mobile Heme Park (7-10-108 100). The
average density outside the mobile home park is about 1 d.n. per 9.7
acres.

(e)natural bouncaries:
Ine burlington korthern Railroad tracks S2perate most of the eastern side

of this parcel from adjacent farm land.

CONCLUSION

This are is built and irrevocably committed to residential developm=nt for
the following reascns: oo
= Continued cost-effective dalivery of existing public facilities and
services depends in part on continued residential development in this
area. .
— Agriculture and forestry are precludad by & pattern of small parcel
sizes in this area. .
- Many farm and forest management practices are nct compatible with
€ither the number or the density of residsnces in this area.
= A natural boundary seaparates this excarticn arez from adjacent farm
lands.
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Planning Area: CLATSOFP PLAINS _ Maps: 6-10-3a
' ﬁ%% Goal 3 - - soils: IVw and ViIe. 6-10-3D
) Goal 4 - - site class: FC and FD. 6-10-10
' 6-10-10D
7-10-34
E'INDINGS

{a)adjacent uses:
WEST - residential (City of Gearhart and Gearhart UGB).

NORTH }
SCUTH  } wetland, pasture and forestrv.
EAST }

(blpublic facilities and ssrvices:
FIRE - Gearhart Rural Fire Protection District.
WATER- City of Gearhart. .
ROADS- McCormack Garden County Road, Hibla County Road, =nd Salminen
County Road.

(c)parcel size and ownership patterns:
There are 37 parcels in this area totaling 205.27 acres. The overall
average lot size is 5.55 acres. There are 5 lots larger than ten acres,
totaling 75.13 acres or about 37% of the total exception area.

‘?WWA (d)neighborhood and reqicnal characteristics:
The overall average Gensity in this area is about 1l d.u. per 2.33 acres.

CONCLUSTON

This area is built and irrevocably committed to residential developmant for
the following reasons: ' -

— Continued cost-effactive delivery of existing public facilities and
services depends in part on continued residential development in this
area. :

= Agriculture and forestry are precluded by a pattern of small parcel
sizes in "this area.

— Many forest and farm management practices are not compatible with
either the number or the density of residences in this area.
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Coal 2

Map SEize Parcels Area
1 79.23 66 S 8W
2 231 413 SW
3 79.19 131 SW
4 212.67 39 SR
5 184.1% 31 SR
6 262.82 43 SR
7 531.01 109 SR
B 377.13 117 SR
G 1le.78 59 SR

10 25.30 3 SR
11 6l1.75 2 SR
12 73.85 8 EJ
13 5E. 47 1G EJ
14 102.48 20 EJ
15 264.11 51 EJ.
18 349.77 203 EJ
17 166.87 112 EJ
l8 13.33 17 EJ
1¢ 77.88 18 EJ
20 133.02 1Co EJ
21 124_¢21 16 EJ
22 126,36 26 EJ
23 107.38 14 EJ
4 73.26 222 EJ
25 6l.86 l6 1C
26 52.84 8 LC
27 64.18 6 Lc
28 6G.32 13 LC
28 12.13 26 LC
30 293.4E 247 LC
31 a457.C7 212 e
32 - 42¢ 56 LC
33 . 33e.5 a1 c
34 296.07 115 LC
35 257 65 LC
36 25.84 24 Lc
37 176.70 34 c
38 70.38 11 c
39 200.70 42 Lc
40 £63.96 17 LC
41 121.40 39 Lc
42 127.1¢ 20 LC
43 BRG.43 256 NE
44 10G.84 106 NE
45 726,13 4 ME
46 65.63 12 NE
a7 394.58 74 NE
a8 4031.72 G2 ME
-1 QL.a% 1 rE
z e.c.12 23 )

o



tap % Size Parcels Aresz
53 168.59 73 Cp
54 50.66 19 CP
‘55 228.29 52 .Ccp
56 41.32 129 cp
57 121.61 29 cp
58 1.4 1 cp
59 134.12 47 CPp
60 374 143 Ccp
61 120.14 25 CP
&2 205.27 37 Ccp
Total 15,250.18 5,004



GOAL 2 LAMD USE PLAHKING
j%%% Designation of Rural Lands

Generally parcels less than 15 acres and that are "builf upon or
irrevocably committed" to a -non/resource use are to be placed in a
residential, industrial or commercial zone.

RESIDENTIAL

Residential densities are generally designated through the following

additional criteria:

&. Where subdivisions or partitioning or both have occurred
in a one-acre pattern of development the area will be
placed in one of the one-acre zones;

b. In areas with a deyelopment pattern of two to five acre
parcels (some smaller and some larger), the areas will be
placed in a two-acre zone;

c. In areas adjacent to resource (forest, agriculture,
wetlands, estuary areas), lands, or Camp Rilea, the areas
will be placed in a five-acre zone;

d. In areas where large parcels (15 acres or greater) of

non-resource land are located, the areas will be placed in
a Tive-acre zone; )

e. In addition to criteria a through d, minimum lot sizes
jncrease with increasing distance from the following areas:

1. all urban growth boundaries
g1 2. Svensen center
3. Knappa center



(2) Add to Goal 2 Land Use Planning the following language and map.

1.

.l\.J

A need for “mid-water transfer of bulk commodities facility” within the columbia
River near Lois and Moitt Islands has been proposed. Clatsop County concurs
with the expressed need, however, additional information on dredging
requirements and whether or not an Exception to Goal 16 Estuarine Resources will
be required, impacts on the natural environment, economic impacts etc. are
needed. When more detailed information on the project (see attached map) is
presented it would be appropriate to consider amending the Plan and Land and
Water Development and Use Ordinance. :

Interest has been expressed to locate a 400 to 600 acre Destination Resort in the
area north of Gearhart. Specific information on boundaries are not available at this
time. Clatsop County believes that the area north of Gearhart is a good location
for a Destination Resort. Clatsop County designates the area from the north
Gearhart UGB line north to the southern entrance road to Surf Pines and from
U.S. Hwy 101 on the east to the easterly Active Dune Overlay District line on the
west as the boundaries within which the Destination Resort is to be contained.
Clatsop County also recognized that part of the proposed Destination Resort will
likely occur within the northern portion of the Gearhart UGB. When more
detailed plans are submitted it may be appropriate to amend the Gearhart UGB
Plan, the Clatsop County Plan or both. Clatsop County has adopted information
on Destination Resorts in its Economy Element and a Destination Resort Overlay
District as background information and land use regulations for a Destination
Resort.
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Goal .2

Part I Other Exceptions

(GGoal 16 & 17
1. Columbia River Estuary: Tidegate Maintenance
2,

Columbia River Estuary: Dike Maintenance

3. Columbia River Estuary: Floating Residence Community on John Day

River

4, Columbia River Estuary: Aquatic Development Designation at Bradwood

5. Ecola Creek Estuary: To Permit Wetlands/Marsh Treatment

Goal 18 Beaches and Dunes (Goal 18)

wiiplicaetgoalZiup.ind

Beachfront protection structures {(Goal 18) for developed area
(Arch Cape)

Built and committed Exception in Active Dune (Goal 18) area (Surf
Pines)

Beachfront protection structure (Goal 18) developed area (Cove
Beach)



Tidegate Maintenance

Description of the proposad exception

Seventeen diking and drainage districts are charctered within Clacsop
"County exercising taxation powers over 15,156 acres of agricultural-
land and urban developed areas. Approzimately 63.4 miles of dikes

are the means of protecting nearly all of the farmland in the estuary
area (80 percent of crop and pasture land in Clacsop County is diked),
and make possibie urban developmen:t in Warrenton (3,800 acres, includ-
ing the Port of Astoria Airport), Jeffers Gardens and Miles Crossing.
For the most part, flood control structures in (Clacsop County were con-
strucred prior to 1940, some diking districts were formed in the early
1900s, with all dikes, tidegstes and tidegate drainage chamnels re-
guiring periodic maintenance. Maintenance of tidegate drainage
channels generally entails removal of sediments which have asccumulatad
in adjacent slough channel and drainage ways waterward of the tidegate
structure. Because of the remote nature of the dikes in Clatsop County
and limited access to the dikes by land-based heavy equipment, mainten-
ance of tidegate drainage channels has historically been dependent upon
dredging of sediments from aguatic areas serving as tidegate drainage
routes and spoiling of the dredged materizis atop and along the dike
structures. Since dredging of estuarine aguatic arezs to remove sheal
areas waterward of tidegates in order to restore the drainage capacity
of these structures is a necessarv activity in Clatsop County, an ex-
ception to twa requirements of Statewide Planning Goal 16, Estuarine
Resources, is proposed. First, dredging in estuarine aguatic areas

is broadly limited to water-dependent uses by Goal 16. As a result,
dredging to restore or mainctain the function of tidegates would be pro-
hibited in all estuarine areas of Clatsop County. Secondly, permissible
uses identified in the natural and censervation management unlt sec-—
tions of Goal 16 do not permit dredpging activities in aquatic areas
with such management unit designations. The proposed exception is site
specific in scope, in that in specific areas of Clatsop County the most
effective and feasible means of accomplishing necessary maintenance of
existing tidegate drainage channels and drainage ways is dredging of
aquatic area sediments and dike-top disposal of the dredged materials.

Need - Whv dredging for tidegate maintenance should be provided for

-

Along the lower-Columbia River, and within the CREST planning area, an
extensive system of diking and drzinage districts protect and make )
possible agricultural and development uses. HMost of the dikes locaced
in aquatic wargins of Clatsop County are composed of materials excavated
from immediately adjacent sediments - scils that are easily eroded. Gen-
erally, dikes built along the lower-Columbia River and tributary areas
have been sited in estuarine aquatic and swampy lowland areas where
soils are comprised of estuarine depusits (Coquille and Clacsop sail
associations), river terrace deposits (knappa, Walluski, Chitwood

and Huho soil associations), and floodplain deposits (Sauvie and

peat soil associations). These soils may contain considerable de-

caved or decaving organic matter. Alchough in some cases the soils
undarlving dikes in Clatsop Councy mav Le incerseracified with un-



consolidated silt and clay, the soils are mostly cempressible and not
well suited for supporting struccures such as dike foundatiens and tide-—
gates, or for use as filled earth embankments. Thus, the character of
soils underlying Clatsop County dikes and used in the construcrion of
dikes contributes to degradation of the dike embankments angd shozling

of tidegate drainage channels. In addition, sediments accumulate in
tidegate drainage channels due to erosion caused by livescock, wave
action (natural and created by man), and other adverse effeccs of

human activities, including sediments eroded from uplands and hills
adjecining flood control structures.

Although dredging to restore drainage channels in service as drainage
passages waterward of tidegates does not occur on a regular basis

in Clacsop Counry, it is necessary to recognize the potential neead
for such activiry and establish that this parricular activicy is.
available as a maintenance option to diking and drainage districts.
Following is a discussion of three circumstances leading to the
necessity of clearing tidegata drainages in Clatsop Councy.

(1) 1In areas where dike networks angd tidegates have been effic-
iently designed and maintained sediments should not accumulate
in tidegate drainage chanmnels. Generally, dike svstems are
planned and constructed such that tidegates may be sited ad-
jacent to matural sloughs in the area. Tidegates are located
to take maximum advantage of the existing slough network as it
becomes isolated by dike comstruction. Tidegates are commonly
situzted at the point near where dike structures cross sloughs,
but are set aside the slough channel due.to the difficulry of
placing fill of stability sufficient to support a tidegate
pipe and flapgate on the fine sediments within the slough
channel. Thus, tidegates funnel drainage from slough areas
behind dikes, discharging water to the remaining portion of
the slough channel waterward of the dike structure. When in-
terior drainages (in agricultural and develaoped areas) are
kept clear, flow through tidegates during periods of low
tide is sufficiently vigorous to scour slough channels water-
ward of the dike. 1In cases whars drainage is impeded tidegate
discharge is not adequate to flush sediments from the siaugh
channel and shoaling may result, reducing tidegate discharge
flow rates. Dredging is necessary in such cases to restore
drainage capacity agnd facilitate seli-scouring actionm.

(2) A second circumstance resulting in the need for dredging of
estuarine aquatic areas to restors drainage from tidegates
involves erosion at the discharge point of the tidegate. As
noted above, tidegates are generally insralled adjacentc to
the location ar which exiscing sloughs are crossed by dike
Structures. Since it is necessary to sicte tidegztes aside
the centerline of sloughs crossed by dikes, shorc drainage
ways connucting tidegates to the slough channel waterward of
the dike are necessary. Excavated drainace Wavs are subject

-



to ercsion due to discharge from tidepates, with plunge pools
forming under the tidegate discharge point and shoal areas or
blockages forming to separate the drazinage way from the exist-~
ing slough drainage chanmel. This creates a perched condition
at the discharge of tidegates accompanied by reduction in-flow
volume from diked areas. Dredging of the shoal area (and rip—-
rap of the discharge point) is necessary in such cases to Te-
store discharge capacity.

(3) Shoaling of tidepate drainape channesls due to erosion and in-
creased sedimentation caused by human acrivities is a third
circumstance necessitating dredging of estuarine aquatic areas
to maintain the function of tidegates. Erosion of dikes and
banklines by boat wakes results in deposition of sediments
in tidegate drainages. Further, sediments released by dredg-
ing operations may accumulate in tidegate drainage channels.
An example of the latter has occurred to a limited degree in
drainage channels servicing tidegates draining pasturs area
at the base of the east Skipanon peninsula into the Skipanon
Waterway. Disposal of dredged materials within diked areas
on the east Skipanon peninsunla has cccurred on three ocrcasions
in the last twenty vears and in each instance discharge from
disposal areas has been routed through interior drainages to
tidegates emptying into the Skipanon Waterway. Drainage of
sediment laden water through tidegates leads to accumulaticn
of materials in tidegate drazimage channels, thus requiring
dredging as a2 remedial actiomn.

a) Frequency of tidegate drainage channel and drainase way maintenance

As sediment traps, tidegate drainage channels reguire periodic
dredging to remove obstructing accumulations of sediments. Attach~
ment 1 indicates 137 tidegates are im service in Clatsop County,
providing for drainage in twelve active diking and drzinage districts.
Responsibility for maintenance of dikes and tidegates in Clatsop
County generally lies with individual diking districts. 1In several
cases, however, maintenance of fleod control structures is the
responsibility of entities other than chartered diking districts.
For example, the City of Warrenron is responsible for maintenance
of structures comprising the Warrenton Diking District (formerly
Warrenton Diking Districts No. 1, 2, and 3). 1In addition, many
areas (Svenson Island, the Walluski River, and portions of the
Lewis and Clark River and the Youngs River) are maintained by the
efforts of individual property owners, siamce particular diking
districts have become defunct and because some areas were nevar
included in diking or draimage districts, 1In any case, it is dif-
ficult to ascertain the frequency of tidegate drainage maintenance
events, due to the dbsence of adequate record keeping. Each diking
and ‘drainage districc is directed by elected officers, withour con-
tinuity of documentation of maintenance accivities, Individual
property owners often maintain dike and drainage faciliries under



their contrel in a piecemeal fashion and records, 1f such informatiom
is kept for periods exceeding two to three years, are generally un-
available. The Corps of Engineers began documentation of dredge '
and £i1l activities in aquatic areas pursuant to federal regulatory
requirements in 1968, however, in many instances federal permits
allowing dredging activities may be issued while the permitted
dredping is never performed, or is carriad out in recduced scope.
Thus, the record of federal permit acticns certifving dredging
activities does not relate directly to the periodicity of dredging
for maintenance of dike Facilities. Attachment 2, recording ex-
penditures by individual diking districts during the period 1970 -
1981, is submitted as an account of dike maincenance activities in
Clatsop County. Each chartered diking district is autherized to
raise, through taxation of property owners within the district,
funds necessary for maintenance of flood control structures. Tax
funds are collected by the Clatsop County Treasurer and held for
pavment to concractors engaged by individual diking districts.
County Treasurer records of payments to contractors are not itemizad,
howaver, and it is not alwavs possible to distinguish betwean
outlavs of diking districr funds for maintenance activities such

as mowing of dikes, refitting of tidegate drain pipes, etc., and
expenses for dredging activities. Information presentced in Ar-
tachment 2, rogether with verification of the encries with the
Clatsop County Qffice of the Soil Conservation Service and local
diking and drainage district superintendents, indicates that dredg-
ing of sediments from tidegate drainage channels and drainage ways
has not been freguent in Clatsop County. It is not possible to

say with certainty if dredging of tidegate drainages has occurred

in the last ten years. Such activity is not indicated in recent
diking and drainage discrict records as illustrarad in Attachment 2.

In the event of shoal material accumulating in drainage chznnels
leading from tidegates it is emphasized that dredging necessary to
clear sediments is limited to the minimum necessary to restore the
discharge capacity of tidesates. Sinee nearly all tidegates in
Clatsop County are located near the channel of existing sloughs,
maintenance dredging encails removing materials that have accumul-
ated in narural slough channels or clearing.of short drainage ways
connecting tidegate discharge peints with slough channels. Thus,
dredging needs are limited to existing slough channels and con-
necting drainage wavs, and dredoing for mainctenance of tidepace
drainage channels is not for the purpese of establishing new
ditches or chunhels in estuarine aquatic areas. Tidegate main-
tenance dredging does not include enlarging or extending the dimen-
sions of, or changing the bottom elavations of, the affected tide-
gate drainzge channel or drainage way as it exisced prior to the
accumulatrion of sediments or formation of a sediment blockage and
subsequent'cunscrictipn of tidegate discharge flow capacicty.



to ensures adequate protectcion of estuarine resources (e.g., fish
runs, spawning activity, benthic productivity, wildlife habitat,
etc.}. .

Sucio-Economic Conseguences

Maintenance of tidegate drainage chznnels will protect existing
investments in apriculture and urban development in areas served

by dike structures and tidegates in Clatsop County. Flood control
will be more consistently attzined, with agriculture and urban areas
subjected less frequently o interruprion of activities and damage
due to high water. Posirive benefits are expected as a result of
the proposed exception.

Enerecv Conseguences

The net impact of the proposed exception on economic and efficient
utilization of all forms of energy is expected to be positive.
Mainctenance of existing tidegate drainase channels add drainage
ways will enhance the productive usaz of agricultural and urban
development areas of Clatsop County. Protection from flooding
events will reduce the need to expend energy resources to control
flooding behind dikes and eliminzte commitment of non-renewahble
resources to reconstruct and rehabilitare flood damaged areas.

It is anticipated that these savings will exceed the energy re-
sources consumed by dredging of sediments from tidegate drainage
channels and drainage wavs.

Compatribility

The limited and specific dredging activities proposed by this
exceprtion narrative are intended to be compatible to the maximum
extent feasible with the preservation and protection of fish and
wildlife habitat and essential properties of the estuarine resource
(e.g., dypamic geological processes, continued biological product-
ivity, unique or endemic communities of organisms, species diversity).
Miner and temporary estuarine percurbation due to tidegate mainten-
ance dredging proposad by this exceptien is consistent with pre-
servation and protection of natural resource values and the long-

term use and conservation of renewable estuarime resources. Further,
mainctenance dredging of exiscing tidegate drainage channels and drain-
age ways is essential to the protection of adjacent agricultural and
urban developed areas protected by dikes. The low frequency,
periodic aspect of the activity proposed by this exception does

not introduce the potential for cumulative adverse effects on fish
and wildlife habitat and essential properties of the estuarine re-
source. Dredging necessary for maintenance of the discharge capacitcy
of tidezate drainnee channels and arainagze wavs 1e not 2xbeccad to
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Alternative means of maintainine tidecate droinage channels

Reestablishing drainage capacity in tidegate channels that have
become blocked is possible only by physically removing accumulated
sediments. Dredging is the meost common method of removing seadi-
ment obstructions in aguatic areas and appears to be the only
feasible means available to diking and drainage discricts for
mainctenance of tidegate chamnels. It has been suggested that
watar pumped through a nozzle apparatus would be capable of
cleansing or forcing sediments from drainage chanmels, but such
equipment is not generally available and sediments flushed from
the site may exacerbate shoal conditions elsewhere. Alterna-
tively, timely and appropriate management of agricultural lands
and mainrenance of structures protecting and draining agriculcural
areas would reduce the need for remedizl dredging of tidegate
drainage channels. (Reference: CREST Regional Policies,
Agriculture 23.23.) '

Enrivonmental Conseguences

The Goal 16 exceprion proposed by this narrative is limiced in
scope and applies only to dredging necessary to restore the funec-
tional operation of tidegates through excavaricn of accumulated
sediments. No dredging of naturally occurring vegetation or other
estuarine aguatic area resources is proposed or intended. Exca-
vation will in all cases be limited to resroring the flow capacity
of existing drainage channels and drainage wayvs. As a result, mo
net loss of functiomal characteristics and processes important to
estuarine aquatic areas is expected. Areas of sediment accumula-
tion may provide habitatr for estuarine invertebrates and fish and
wildlife species. However, the habicat value of sediment blaock-
ages or bars affected'by the proposed exceprion probably differs
liczle from the habitat value of unaffected porcions or existing
slough channels and drainage ways. Thus, no significant impact

is expected due to removal of sediment blockages and restoratiom
of the depth and flow capacity of natural slough channels and ex-
isting drainage ways. In instances of perched tidegate discharges,
excavation and restoration of drainage wavs will reduce the likeli-
hood of fish stranding. In all cases dredging will invelve fine
sediments, but increases in oxygen demand and turbidity are ex-
pected to be limited in scale and duration, and confined only to
existing drainape channels and drainage wavs. Moreover, the fre-
quency of tidegate drainage channel dredging maincenance is very
low. All dredpged sediments will be deposited along dike tops
within reach, as nourishment of dike structures with special pro-
visions taken to prevent return of dredged sedimesncs to estuarine
aguatic areas, thus preventing adverse estuarine impacts. In all
instances, dredging necessary for maintenance of tidegace drainage
channels and drainage ways will be coerdinated with scaoce and
federal resource agencies, local governmencs and privace incseroscs



adversely impact estuarine aquatic resources in areas adjacent to
dredging operations. Notwithstanding this proposed exception,
dredging for maintenance of tidegate drainage channels and drainage’
ways must meet the other dredging requiremencs of Goal 16: (1)
demonstration of public need, and (2) minimization of adverse estu-
arine impacts. The foregoing discussion of need, alternarives and
environmental consequences is intended as a general expression of
the appropriateness of the dredging activity proposed by this ex—
ception with Tespect to these Goal 16 requirements. Dredging acti-
vities necessary for maintenance of tidegzte drzinage channels and
drainage ways will in all cases be coordinated with state and fed-
eral resource agencies, loecal governments and private interests to
ensure adequate protection of estuarine resources.



CLAT30P COULTY DIKING DISTRICTS ATTACHMENT 1

Acres Linear Feer  Miles of - Tidegates
Protected of Dike Dike
Drainage District No. 1 1301 35400 6.7 7
(Brownsmead)
D}ging Distr%ct No. 2 248 . 6120 1.1 3
(Miles Crossing) ‘
Diking District No. 3 : a
S 2

{Cook and Nolanr Siough) 485 : 3280 0.62 4
Diking District No. 4 .

(Blind Slough) 90 Gnat Creek Wetlands
Diking District No. 5 -

(Jeffers Gardens) 233 6320 1.2 8
Diking District No. 6
(Tenzsillahe Island) 1709 34350 6.5 3
Diking District No. 7
(Blind Slough) 928 3900 0.73 3
Diking District No. 8 -

{(Lewis and Clark River) 1133 36780 ' 7-0 14

g T4 . a
D%klnz Dlgtrlcc No. ¢ 2528 29050 14.9 30
{Youngs River)
Diking DPistrict No. 10

(Karlson Island) 370 17600 3.3 3
Diking District No. 11 5
{Lewis and Clark River) 373 7620 1.4 3

oo T4 , 9
D%klna District No. 12 69 1200 0.22 9
(Knappa)
Diking District No. 13 '
(Walluski River) 610 35830 7.3 19
Diking Disctrict Ne. 14
(John Day River) 245 18210 3.5 16
D%king Distriet No. 15 259 9840 1.9 1 (3 wiers)
(Westport)
Svenson Isiand

2592 Ty ? ?

Improvement District 326 _ , 25200(7) .80 6(%)
Warrenton Diking Districc ;

_ &= 3610 6.8 ]
(formerly Warrenton 1,2&3) 3856 100 1

KRote: 1. Defunct diking districts include: Diking Distriet No.4 (Blind Slough),

Diking Discrict No.6 (Tenasillahe Island), Diking District No.8 (Lewis

and Clark River), Diking District Neo.l0 (Karlsonm Island), and Diking

District No.l3 (Walluski River).

Svenson Island is privately maintained and details reélating to dikes

surrounding the island are imprecise.

3. Wescport Diking Discricr No.l5 is entirely included in Crown Zellerbach
ownership and is undergoing exrensive rsnovation at present:

a
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Dike Maintenance

Duscriprion of the Pronposed Excaeption

Clatsop County contains. sixteen charcered diking and drainage discrices,
exercising tazatlon powers over nearly 153,200 acres of agriculturzl land and
urbanized areas. Approximately 63.4 miles of flood containment structures are the
means of protecting nearly all of the farmland in the estuary area (80 percent of
crop and pasture land in Clatsop Councy is diked), and make possibie wurban
development in Warrenton (3800 acres, including the Clatsop County Airport) and
the Jeffers Gardens area. For the most part, food control structures in Clatsop
County were constructed prior to 1940. Some diking districcs were formed in the
early 1900s. Ail dikes and dike structures require periocdic maintenance, which
generally entails placing fill macerial atop and behind the dikes, augmenting the
elevation of the dikes and adding to their Structural integricty. Because of the
remote nature of the the dikes in Clarsop County (i.e., distance from #£ill
material sources gf suitable quality, distance from other water-dependent dredging
operations that may produce fill material useful for dike maintenance, and limited
access to the dikes by land-based heavy equipment), maintenance of flood econtrol
structures has historically been dependent upon dredging of fine clay and silty
sediments from subtidal aquatic areas adjacent to dikes and spoiling of the dredg-
ed materials atop and along the dike structures. Sinee dredging of subtidal
aquatic areas to obtain materials for dike maintenance is needed in certain
situations or areas of Clatsop County where alternative sources of malntenance
materials are not available or are not economically feasible, an exception to two
requirements of Statewide Planning Goal 186, Estuarine Resources, is proposad to
allow for this alternative dike maintrenance activity, First, dredging in
estuarine aquatic areas is breoadly limited to water-dependaent uses by Goal 16. As
a result, dredging to obtain fill materials for dike maintenance would be prohib-
ited in all estuarine areas of Clatsop County, Secondly, permissible uses
identified in the natural and conservation management unit sections of Goal 16 dao
not permit dredging actdivities in aquatic areas with such designations. The
proposed exception is situational in scope, in that din certain cases and
circumstances in Clatsop County the most effective and feasible means of
accomplishing necessary maintenance of flood control structures is dredging of
aquatic area sediments and dike-top disposal of the dredged materials.

Need — whv dredging for dike mainrenance materials should be provided for

Along the lower-Columbia River, and within the CREST planning area, an extensive
s¥vstem of diking and drainage districts protect and make possible agricultural and
development uses. Most of the dikes located in the aquatic margins of Cilatsop
County are composed of materials excavated from immediately adjacent sediments -

soils that are easily eroded. Generally, diked built along the lower-Columbia -

River and tributary areas have been sited in estuarine aquatic and swampy lowland
areas where soils are comprised of estuarine deposits (Coquille and Clatsop soil
associations), river terrrace ‘depesits (Knappa, Walluski, Chitwood and Hebo seoil
associations), and . floodplain doeposics Sauvie, Nehalem and peat soil
associatiens). These soils may contain considerable decayed or decaying organic
matter. Although in some cases the soils underlying dikes in Clatsop County may
be dinterstracified with uncansolidated silt and clay, the soils are mostly
compressible and not well suited Ffor supperting structures such as dike
foundations or for use as filled earth embankments. In addition to the character
of s0il materials underlying Clatsop County dikes and used in the dike embankmants
contributing to dike subsidence and degradation of the dike slopes, these flood

control structures are subject to erosiun caused by river current and tidal
1
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action, wave action (wind generated: and vessel wakes),. livestock, dgmagavfrom
floating debris, "and "other negative €ffdecs of human activities. The scructoral
incegrity of the dikes is also jeopardized by holes created by burrowing animals
and voids resulting from decaying organic materials within the dikes. - Further,
the dikes are aged, mnarrow .(and therefore have less capacity teo -withscand
subsidence and erosion), and increasingly difficult to maintzin, - e

o Frequency of dike maintenance

Responsiblity for maintenance of dikes in Clacsop County genmerally- lies with
individual. diking. discricts. 1In sevarzl cases, however, maintenance .of flood
conrrol structures is the responsibility of entities: other than. charrered
diking districts. - The Cicy of Warreaton is responsible for maintenance of
levees comprising: the Warrenton Diking, Discrict (formerly Warrenton Diking.
Districts No. 1, 2, and- 3)., . In additien, several areas. {Svenson Island,. the
Walluski River, and porrions of the Lewis and Clark River and the. Ybungs River)

R }r~—wyears;fareegenefaLi?~unavailabie;;gmhewcarpswbééﬁhgiQEEEssbeganwdseumeﬂﬁatianwaifwmm~

are maintained by the efforts of individual property owners, since particular
- diking districts have become- defunct. and because some areas were pevér ‘included
'inmdiking:disnrictsf(AttachmEnt:l);.-in_any.cagé,_i: is difficult to aseerrain
the frequency of dike maintenance ‘events and the volume of materials: handled -
during each mainténance activicy due_to. the absence of record keeping.. Each

diking district is dirscted by elected officers and documentation of maintenance.
.is incomplete due to freguent changes in diking district’ leadership.. . Individual
Property owners often maintain dikes under their comtrol in a piecemeal fashion
‘and records, 1if such informatiom is'kept_fcr”periudsangEEding;twn,toythree

dredge and £ill activities ' 'pursuant to. federal regulatory requirements in 1968,
but, in many instances federal permits aurhorizing dredging activities are
issued while the permitted dredging is never performed, or is carried out im
reduced scope. Thus, the record of federal permit actions. certifying dredging
activities does not relate directly to the periodicicy of dredging for dike
maintenance and it . is difficult to ascertain- the - frequency of dike
mz2intenance - events: from diking distriet and’. -private -sources due - to the
absence of adequate records and documentationm, S EEEE :

Attachment 2, recording expenditures by -individual diking districts during
the period 1870-198L, 1is submitted as an’ account of dike maintenance
.activities in Clatsop .County.. Each chartered diking distriet is..authorized to
 raise, through taxation of property owners 'within the district, funds
necessary for 'maintemance of flood ‘control structures.  Tax funds are
collected by the Clatsop County Treasurer and held for payment to coutractors
engaged by individual diking districts.  County treasurer records of payments
to contractors are not itemized, however, and it is snot possible to

distinguish betwzen outlavs . of diking istrict funds for maintenance
activities .such as mowing of dikes,. reficting of tidegaces, etc., and
actual dredging expensas. ~Attachment 2 expenditure encries  have been

checked with local diking and drainage district superintendents, the Clatsop
County office of the 501l Conservation Service, and Corps of Engineers permit
records in order to identify specific maintenance events. After verification
of maintenance records, it is evident that’ major expenditures to- accomplish
dradging for dike maincenance have not been frequent in Clatsop Councy.
Diking districcs have undertaken dredging of aquatic areas to obtain £ill
materials for use in the maincenance of dikes. on five occasions in the past
ten years. Information obtained from landownors maintaining private flood
control structures - these dredoing acrivisius are nor recarded in Arcachment

[ T P O e



‘has taken place three times in the past ten years (two instances near River
.. -Mile-325-3.5..0n- -the.Lewis .and.. Clark..River -and a -single - dredging - for--dike - -
maintensnce event near River Mile 2 on the W._llus!\.l RlVE"") ‘ - . :

Theref’ore, dred’ging ‘to cbtain filY ‘materials for dike maintenance has
occurred at least eight times in: Clatsop: County in. the period. 1970 through
~ 1981, Dredging has  taken place in four areas -~ the John Day, Youngs,
Walluski, and Lewis and Clark Rivers. The. frequency of dredg:.ng ‘and- dike
maintenance activities: represented. in Attachment 2 agrees with the. exnerlance_
of local. diking .disttict officials -and . representatives of ‘the 'Boil
conservation"S'ervice, in. that dike maintenance may: be expected in areas of
dike. subject to erosion  at. intervals of. eight rto ten . years, whlle. dikes
susceptible to- sub51dence may require special rehabllltatlcn efforts followed
by maintenance at similar intervals. Diking District No. 1% is: indicative of
the former, while maintemance on" Youngs River (Diking District No. 9) dikes
and at private dikes along the - Lewis 'and’ Clark : River have | required
recunstruct:.cn, whlch must then 'be fol.l.owed by normal malntenance eriorts.

o Locatlonal factors, d:l.ke structure and dredﬂ'lng or subt;.dal aquatlc araas tu
--obcaln f:Lll for d:l.ke man.ntanance e o : : . S

H*‘"‘”“““—KS“":Lnd it at’eﬁ"”b‘v““ktta"chmerrt:s—l—an d—ﬂ-—-—and— rn‘roma't:. orrmgath eT ed“—frnm—*l rrd:l.w.duaﬂ:"m_
dike owners dredging as source  of flll for dike wmaintenance dt,t_r:l.n_g__ the
period 1"97'0’*1981’ has'been limited to 'areas where dikes do mot ‘have road
access. More spec:.::.cally, apurnxlmatelv 62. percent of the dlke footage in
Clatsop County (protecting -32 perceént of the total amount of diked farmland)
does not’ have dike top road. ‘access (Attachment 1). ' The premise of this
exception  marrative  is * that dredgm_.w, of - subtidal aquatic.: areas ~for
; maintenance £ill of ~dikes located in remote areas  (i.e., distant from
— suitable  fill sources) and without dike top rpad: access may be _juS;.“IlEd due
to the absence of alternative, feasible dike mnaintenance methods Analysis
af alternative dike mzintenance ‘opportunitiss is ineluded in the -following
section. In instances where dike. location and. structure. require dredglng to
obtain fill material, agquatic area sediments are excavated from . the r:.var
.bottom by means of barge—mounted clamsghell - equ:.pment and.  depeosited on. the
dike top. Generally, .a dredging -contTractor “is hired to fill a prescr:.bed
length of dike, with dredg:l.ng costs computed based on the ‘equipment used, the
number of operators at the site, and the length of- time- Tequired to: complete
the ac!:lvzl.ty Dredglng equlpment commonly usad in clatsnp Countv includas a
clamshell "of 1.5 to 4 “eubic yards  eapacity’ manlpulatad by & "birge-mounted
crane, with a boom reach of 100-120 feet to each side:.of the barge. Based on
cumnlled permit in.formatlon, £ill  requirements £for dike maintenance avarage
0.75 to 1.5 cubic yards of dredged material for each foot of dike, ‘depending
on. the dincrease in height and width of dike required. The environmental
consequences of dredging to. obtain fill for dike maintenance in relation to
the frequency of dredging events noted above will be described in the
Environmental Consequences section below. i L ' -

Alternative means -of maintairiing dikes

Dike maintenance is Teguired on a perlodlc basis because of derfradatlon of the

dike structures. due to subsidence  and erosion. Maintenance of earthern flood

control structures is pgenerally accomplished by depositing £ill on the top and
: slopes of dikes, Since the dikes in Clatsep Councy are constructed .of
o estunrine, river ctercace, and Elomipmlz" materiale, Fill toehsobilicacion of the



dikes is performed <rtather' than installation of impervious ﬁood, ‘metal, or
conerete additions or structures. - Fill materisl“necessarv“tU“rEH&biliE;Eé'dike
structures may be obtzined from twe ‘principal sources.  The most commonly used
source of fill material is sediments dredged from thE 'adjacent river bottom.
Alternatively, fill material may be transporced from ofI~51te locations..
Qff-gite: matarlal is generally obtained from upland QUArTY SOUICEBS OT' ‘consists
of aquatic: area .sediments which have  been. dredged £fTom ocher Ilocations. and
either transported directly 'to the: dike  maintenance site oz stockpzled
upland ‘dredged materizl disposal areas. The following- describes and ‘contrascts
the utility and cost of these alternate sources of  dike maintenance £ill.
‘material. = R . o : : o

(1) Use of adjacsént aduatic area sediments. as a source of £i11 macterial.
Historically, dredging of adjacznt sediments, locared in estuarine aquatic
areas and swampy  lowlands, has been. the' means of obtaining materials for
construccion and: maincenance of dikes in Clatsop ‘County. Maintenancs

-dredging 1s czrried -out by dradging contractors engaged by’ parhlcular
: dlklng districts or individual 'dike owners.  Dredging equipnent consists
of ~a barge-mounted’ crane,_ fitted with a clamshell ‘bucker, and’ a small
"tender vessel (the barge  is generally towsd to the work . area hyla’ larger
vessel ot tug, while the barge is manuverad at the dredvlug sxte by the:

LEHAET BT USINg crame and baTge wmncnas) THE dredging operatlon cnmnonly
requires Cwo men - crane :operator and’ oller/tender operator. ‘Under normal
working cond1t10n5 dredﬂlng equipment of this sort can- excavate and deposit
700-1000: cubic yards of aquatic area sedlmaqts atop dikes in an eight hour.

oMok pariod.c Jlauer_:.als__mag_.ha acavatmup to.150 feet from th&dnlce_ CTESTa e T

Average dredging costs are $1.25 - 1.75 per cubic yard of material handled. :

Costs vary with the toral amount of time required for ‘maintenance activities,

lncludlnc time required for mobilization and transport of equipment teo the

site, on-site manuvering, total ‘amount of Illl reﬂulred tidal and river
- condltlcns and sediment characterlstlcs. : h

(2) Trausport of fxll matﬂrlals from off—51te lucatlons. Areas rTequiring

--dike rehabilitation and mzintenance may receive flll materials- hauled. to the
work area by ‘truck. Such an operatlon requires several ‘types.. ‘of landbased

equipment.  First, material must be excavated and loaded onto trucks at the
£f4i1l matarxal or quarry site. Fill matsrial - transported to the dike mainte-
‘nance site must then be unloaded, distributed and placed along the dikes. AL
.a mlnlmum, one quarry loader, two transport trucks and a lcader or dozer at
the "dikeé site would be requirad, necessitating - four equipmenr operators.
Under normal operating conditioms, land-based equipment may transfer 500-700
cubic yzrds of material per eight hour shift! Average dike maintenance costs
using such land-based eculpment are '$4.00-5.50 per cubic yard of material
'handled As with dredging equipment, the time required to complete the £ill
affects. the prnject .ecost, determining the cost per cubic wyard of £fill
matarial placed at the dike. Project cost is dependent on the prlce of £ill
material excavated at the quarry or £ill suppl) source, -the haul distance
between the quarry and.fill sites, toral amount of f£ill required, and the
effort required to receive and dlstrlbute the material at the dlke locatinn.

Fill projects accompllshen by upland means are three to three and one—half times
more costly to undertake than water—based operations. Much of the difference in
project opportunity cost rtesults from the ereacer productivity of dradging
equipment. Howaver, throe additional dike mzinterance considerations favor the

urn of drodeing enulinmenc over land-hacod anerarions,  Fieee danreirion of

bl |



dredged aquatic area sediments. as £ill material is a more effective means of dike

maintenance. " Dredging equipmént-delivers sediments “and intersctitial watet to the
£i1]l area, with saturated material dropped from heights of four to-tem Feet tp the
dike £ill areas. The impact: of wacter-laden fine sediments on the dike serves to
penecrate the dike surface, filling crevices and animal burrows. Maintenance fill
may be performed in .stages, with layers of £ill deposited over previously placed:
and dewatered sediments, adding to the height and structural integricy of the
dike.  In-contrast, £ill arriving at. the dike maintenance size by truck is rela-
tively dry and, once dumped at the [ill site, must. be distributed over the dike
top. This consumes valuable machine and labor time and does not £ill and pateh
the dike surface as. uniformly or effectively  as dredged fill macerial. Second,

Clatsop County dikes are aged‘and in mest cases were not constructed of sufficient
width or bearing capacity to allow modern heavy vehicle access  along the: dike
tops. Barge-mounted dredging equipment is capable of approaching nearly all
reaches of dikes. for thorough maintenance, excepting areas frouted by broad
fringing marsh and intertidal areas. L;nd—based‘eUuipment is- generally too’ heavy

and wide to tramsit dike tops and is often.denied zccess to dikes: through pasture
arzas sinece the load bearlng capacity of diked  lowland soils is. insufficient to
support the: equlpment. Also- dralnage channel systems: w1th1n the diked areas limit -

" -heavy equlpment access znd may require brldglng Third,. the timing of dike £ill

zctivities is facilitated’ ‘by " the. ‘use of dredglng equlpment. ‘Material may be

.dep051ted on. dikes 3in most weather conditions, “however  large projects require
_aewaterlng of sediments for. repeated spoiling and ‘would be limited to non-winter

- manths. - Conversely,. heavy earth moving equipment - can not operate in pasture. areas

during rainy conditions and’ would be prevented frum overlend dike access for

wEYtended~pefieds of *1me_ __;-g___ : : S S - e

The: Goel 16 exception propused by thls narretlve is situational in scope and
applies to dredging necessary to obtain fill materials for maintenznce of dikes as
the most practical and effective means . of accomplishing dike maintenance. Dredged
dike fill material is the most feasible dike maintensnce alternative available to
diking districts and private dike owners in remote areas of Clatsop County,
especially "in cases where the dike structures are narrow. and without dike top
access roads. This includes many of the districts described in Attachments | and
2. Approximately 62 percent of the dike footage in Clatsop County (protecting 36
percent of the. total amount of diked farmland) is without direct dike top road
access., Dikipg Districts No. 8 (Lewis and Clark River), Neo. 9 (Youngs River), Nao.

11(Lewis and Clark HRiver), No. 13 (Walluski River), and No. 14 (John Day -River)
are comprisad of dikes inaccessible by heavy vehicles. In additiom, severel mllese”

of privately owned dikes along the Walluski and Lewis and Clark rivers are not
accessible by land-based.equipment. In these areas dike rehabilitation and £ill
activities by dredging of aquatic area sediments’is, at present, the only feasible
mezns 0f dike maintenance. ' The remaining 38 percent of combined dike length in
Clatspp County, protecting 61 percent of-the County's diked agricultural land, is
accessible by. road and therefore potentially servicable by, land-based equipment.
Dikes with road access have, generally, received more continuous maincenance,
obviating the. necessity of large. scale reha bilitatioen, For small scale dike
maintenance efforts. along dikes with roads, involving dike. top fill volumes of
500-600 cubic yards for example, land-based equipment is often used due to the
relatively higher cost of mobilizing barge-mounted equipment.fort handling of small
volumes of moterials. As indicated din Attachment 2, the roadless dikes are the
Principal areas where dredging activities Have taken place within the last cen

‘years.



Enviroumental Consequences

In cervain areas of Clatsop County the rcmoce location and structure (i.e.,
dike macerial compesition and narrow cross section) of dikes. combins to. make
dredging of adjacent subtidzl aquatic. areas to obtain f£ill materials the most
effective and feasible ‘means of accomplishing needed dike maintenancs.
Discussion above, outlining the frequency of -dike maintenance dredging
activities in Clatsop County during the period 1970 to 198L, identifying the
loecation of' these dredging events, and analyzing alternative ‘methods of diks
maintenance, describes the. situational aspect of this activity dim Clatsop
County. . _ . o Lo _ - . _

—_

Dredging of subtidal aquatic areas proposed: by this exception applies only to

dredging necessary to fill areas of dike requiring maintenance where

alternative methods of dike ~maintenance have: been demonstrated:.as infeasible.

Dredging in all - cases will be limited to that necessary: to .maintain the

structural integrity of dikes. ‘and no dredging of emergent. vegetation,

intertidal flats, or other intertidal estuarine resources is proposed. by this

exception. Estuarine resources affected - by the propesed’ exception will ‘be

' limited to subtidal "aquatic areas fiear ‘the centerline of tributary rivers, and

‘subzidal ares$ greater than' BO feet distant from the foot of dikes in reaches |

T T ofTthHe TEstuaty  exceeding 2007 féet “im width: Dredging ‘to- pbrain dike. £111
material is restricted to these tonditions simce: (1) excavarion ‘mear the base
~of dikes encourages sloughing along the outer slope of the dike and a maximum
amount of shallow water and berm should be maintained adjacent to dikes

—___providin g;__pqin;:eﬁm;_iqn;_f:cnm__a_:osion,;_a,ndj_;(.?r)——;,e;szcava—t—:‘:an'—fe-f-i'éf—d—i-k:'a-ﬁff%j::'!:l—'—mater-'rai—m =
from -the despast. subtidal aquatic. area- within: reach: of ‘dredging- equipment  will:
reduce disturbance of valuable intertidal and shallow -subtidsl. (i.e., the
portion of the water column subject to effective light penetration) aquatic

— - BTrea :Ie's_ourc.es. - - : . - ' _ :

o Physical consequences of dike mzintenance dredging

Dredging as a source of £ill material for dike maintenance, therefore, will
-ocecur only in subtidal aquatic areas near the centerline of narrow waterways or
in the despest subtidal area available to . float-mounted dredging equipment,
areas at least 80 fest from MLLW at the dike foot, in cases where dredging takes
place in waterways greater than 200 feet in width (measurzd. from bank to bank at
MLLW). Dredging would, in all cases, be limited to subtidal areas. deeper than
the level of ‘@ffective light penetration (greater tham 6 to 14 fear MLLW,
depending an the location of the dredging activity in the estuary). As discuss-
ed above, dike maintenance may require dredgimg of 0.75 to 1.5 cubic yards of
sediment for each foot of dike maintained. Aquatic area impacts due to excavat-
ion of sediments for dike maintenance must be comsidered in reiztion to the
linear aspect of dike maintenance dredging. Dredging of aquatic areas adjacent
to particular lengchs of dike resulcs in a linear dispersion - of  excavation
impacts. TFloat-mounted dredging equipment commonly used- in Clatsop County has
an- effective working radius of up to 100 to 120 fest. Therefore, it is possible
to spoil dredged sediments along approzimately 200 feet of dike top before
moving: dredging equipment to the next adjacent area of dike maintenance. While
moored at a single station, up. to 300 cubic yards of sediment would be excavatad
for maintemance of 200 feer of dike. Sediments would noc be excavared from a
confined arca of the river bottom since efficient operation of dredging equipment
necessitates minimizacion of dredging cyele time (i.e., the time elapsed becween



sucessive dredge bucket excavations). As a result, the distance between the
‘dike top spoil location and the excavation area is minimized during dredging
operations. Therefore, an area approximately 100 feer in length near the
waterway centerline or in subtidal area 80. feet from the dike foot would be
~excavated. Each dike maintenance station would receive spoils excavated from.
2 longitudinally oriented zquatic dredging site, avoiding dredging of7deep'
holes or significantly upsetting the existing contour of the river bottom.
Further, areas of sediment excavation would be dispersed among dredging
stations situated along the length of dike requiring maintenance. These
physical dredging impacts would bhe temporally separated by periods. of eight
to ten years (refer to discussion of frequency of dike maintenance in needs
section above and Attachment 2). - . ‘ ' -

o Biological cbnsgquences"of dike maintenance dredging

wmwmmmmeee 10 _general, dredging--as-a-source-of-fill for-dike maintenance-has-occurrad—tn———

watervays tributary to. the estuary, areas minimally affected by salinity
intrusion (e.g., the Jehn Day, Youngs, Walluski, and Lewis and Clark:rivers).

" Dredging limjted to subtidal aquatic_aréa;.in.Water'dapths exceeding ‘the:
.level;qfueffe:tivéglight.penstra;ion;;would.affEct?epibenthitfaﬂdgbenthic
Drganisms,.including insect la:gé;_gmphiggdiﬁ;sand@shximg+_pqugh:pppqE-
epibenthic zooplankton;_ahd biyalme5,fand-faSident.and'migratqrj_fish spacies.
The bialogical effects of dredging for dike mzintenance £111 ‘include removal
of epibenthic and benthic, organisms in the excavated sediments:and suspension
of sand, silt, clay, and orgsnic sediment constituents.’ Impacts: expected from

o removal ofLifeforme from limited d¥Eas of suﬁt;d31 5uhstf&ﬁe5wilifﬁa“ﬂfff
. neglipible since excavated aréas may be quickly repopulated from adjacent
—, - undisturbed areas. Suspension of fine sediments will be localized aund
temporary, and impacts due to reduction of light penetration, physiological
‘damage to filter feeders, reduction of oxygen levels, and sediments settling
on adjacent bottom dwelling communities are expected to be minimal. -
Execavation will be lineally dispersed and suspended materials will be removed
from the area by tidal exchange and river discharge. Biological impacts will
be limited in extent by the small amount of dredged sediments. required
(approximately 300 cubic yvards of sediment for mairtenance of 200" .fest of
dike) and dispersed along the entire length of dike receiving sediments.
Adverse effects dus to,suspended,sadiments will be limited to short time
- periods by tidal exchange and river -discharge. “Maintenance events are =
“generally,limitadutc:eigh:_tc;ten_yearfintervals,,preventing;potantial chronic
bidlogical disturbance. : S ' S S '
In all instances, dredging.operations necessary as g source of f£ill for dike
maintenance will be coordinated with state and federal resource agencies,
local governments, and private interests to determine project timing and
dredging conditions ensuring protection of estuarine resources (e.g., fish
runs, spawning activity, benthic productivicy, wildlife habitat, ete.).

Socio-FEconomice Consequences -

Thorough maintenance of exiting dikes and flood control scructures wiil protect

investments in agrieculture and urban development areas in Clatsop County.

_ Flood control will be mdre consistently attained, with agriculture and urban

- areas suhjecred less frequently to interruprtion of acdtivities and damage due to

' high water. Positive economic bencfits are expected as a. result of cthe
- propored cxpepeion,



Energy Consequences
The net impact of the proposed exception on economic and efficient wutilization
of -all forms of energy 1s expected to be positive. Maincenznce of, existing
dikes and flood contrel structures will enhance the Productive use of
agricultural and urban development areas of Clatsop. County. Prorectiom from
flooding events will reduce the mneed to expend energy resources to control
flooding behind dikes and eliminate commitment of non-renewable: resources to
reconstruct and rehabilitat flood damaged areas., It is anticipated’ that these
savings will exceed the. energy resources consumed by dredging of aguatic area
sediments to obtain fill needed for maintenance of dikes. R Lo

Compatibility

The & situational and limitad dredging activities proposed by -this exc@pticn;
narrative are:intended to be compztible to the maximum extent feasible. with. the ...

Preservation -and protection of fish and wildlife habitat and essential

properties -of  the  estuarine resource (e.g.," dynamic ~geolegical process,

‘continued biological productivity, unique or endemic communities of organisms,
'gspeciES?diversitnyin'areas desigpétEd?asraquatic_qaturalfand'aqUaticﬂgpﬁsgrvatiqn_
"managEment”units.'”Limitéd”and;tampqrary estuarine perturbation-due to: dredging as

Protecrtion of esrtuarine resources,

g source gt ELTl T for diks maintenance proposed by  this exception is consistent.

with' preservation and protection of natural résource values and the long-term use
~and' .conservation of repewable estuarine resources.. Further, drédging to obtzin
f£ill material for maintenance- of particular areas of existing dikes Is egsential

Lo.the protection.of-adjacent-agricultural-and-urban-developed-arews protscred by
dikes. - The low frequency. periocdic aspect -of ‘the ‘activity proposed” by this
exception does not' introduce the potential for cumulative adverse effects on fish
and wildlife habitat and-essential properties of the estuarine resource, Dredging
necessary. to obtain fill for maintenance of particular:areas. of existing dikes is
not expected'to'advarsely'impact'eStuarine'aquatig Tésources in management units

adjacent. to dredging operatioms. Notwithstanding this proposed exeception, dredg-

ing as a source .of £111 material for dike maintenance must meat the other dredging
requirements of Goal 16: (1) demonstration of public need, and (2) minimization
af adverse estuarine impacts.  The foregoing discussion of- need, alternatives and
environmental ‘consequances -is intendéd as a general expressionm of the appropriate-
ness of the dredging activity proposed by this exception with respect to these
Goal 16 requirements. ~Dredging activities necessary as z source of fill material
for dike maintenance will in all cazses be coordinated with state  and. federal

~ Tesource’ agencies,. local governments, and private interests to ensure adequate

-



Acres Linear Feet Miles of Number of Dike-Top

(. FProtected  of Dike = Dike Tidegates .Road Access
" 4inage District No. 1 1391 35400 6.7 8 Yes
Jrownsmead)
Diklng District No. 2 748 + 6120 1.1 2 AYES
(Miles Crossing)
Diking District No. 3 . ' .

= 3280 0.6 2 ¥
(Cook and Nolan Slough) 485 i =*
Diking District No. 4

= G Cre=sk W d
(Blind Slough) 1 a0 nat Cre etlands
Diking District No. 5 535 6320 1.2 7 Yes
{Jefiers Gardens) ’

Diking District No. 6 '

50 6.5 9 Notmie
(Tenasillahe Island) 1 1703 343
Diking District No. 7 ' ’

2 00 0.7 8 Yes
(Blind Slough) 923 39 _ _ _ . . ~.
Diking District No. B

= 36780 7.0 ig None
(Lewis and Clark River) 1 1133 :

Diking District No. 9 2528 79050 14.9 31 None
{(Youngs River) - -
Diking District No. 10
= 17600 3.3 3 None
V(Karlson Island) 1 370
.il'lg District No. 11 373 7620 1.4 5 None
-ewis and Clark River) :
lelng Districrt No. 12 69 1200 0.2 2 None
{Knappa)
Diking District No. 13

= 850 7.5 23 None
(Walluski River) 1 610 3
Diking District No. 14 246 18210 3.5 16 None
(John Day River)

Dik_ing District No. 15 959 9840 1.9 2 (3 wiers) Yes
(Westpore) 3
Svenson Islan§ . 2 326 25200 .« 4.8 4 Yes
Improvement District ‘ A
Warrenton Diking District

836 36100 6.8 21 Yes
(formerly Warrentonm 1,2&3) 3836

Note: 1. Defunct diking districts include: Diking District No, 4 (Blind Slough), Diking
‘ District No. 6 (Tenasillahe Island), Diking District No. 8 (Lewis and Clark River),
Diking District No. 10 (Karlson Island), and Diking District No. 13 (Walluski.River).
2. Svenson Island is privately maintained and details relating to dikes surrounding
the island are imprecise.. : _
3. Westport Diking District No.l5 is encirely inmcluded in Crown Zellerbach ownership
and is undergoing extensive renovation at present. :
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9-15-83

Exception to.teal 16 tc Allew Inzillina of a Built and  Comiitted . Fleating. . -

lesidence Community on the John Lay iliver in Conservation Aguatic Area.

The John Lay River has historically and is presently used for <fleating
residences.  the specific area of the exception is shown on the attached
map. . This area is built and comittad to residential use considering the
criteria in OAR. 660—04-025. o _ s o

John Day River

(&) Adjacent uses - tne upland areas are zoned. emther RH—B or GC and
are conmittesd to nenresource use.

(b) Public Facilities availabls — John an \iater  District serves the

existing floating ~reésidences and can serve new ones in the same
‘manner: as they ssrve any other new.residences in the' ‘area.!. The

-John Day Fire District boundary goes only to thz water's edge. Any
- fleating. residence may contract for fire ssrvices frem the ‘Fohn Day

' Flre District.

fﬂxisting' floating. residences discharge sewage clrtctly into. the
“river. The County: nncouragns ouners: of thoss residences to. develop
- upland . ssptic  systems, either individually or -as & community
i S ST
resiuencs  or - Lecrlentatlcn ‘of an. existing flozting. resirfdence

requires an app rovu], 1nd1vlaual SEWaqe disposal system.

 Sufficient upland parkinc moest  alss he. provided 'for-_any new
‘J:loatlnc; re icienc-.:s. : _ _ T : _

The gquestion ef leagn% froon the Division of State Landu_(DSL)-has
ccme up concerniny floating residencss. There ars no currently
valid leases. for floating  residences in the area. DSL. has the
authority to raquire such leasss, but has never pursued it. A
condition of  any new floating residence is obtaining a lease from
DEL.. The Division of State Lands should also. rnquire leaszes. on-the
;exlstlng flozting residences,even if this reuuirss upgrading of
‘parking and s=wage disposal: fac1l1t1es for the EYlStlﬂg units.

(c) Parcel size and cwnershlo patterns - Upland parcel sizes- range from
less than 1/2 acre aleng John Day Road to a 7+ acre parcel north of
the river. Yhe buoili and commitisd boundary iz drawn - to- | include
cnly a small portion of the waterfirent of the 7 acre perE - Mine
floaling residencer Lurantl” ex1HL in thxq ar3a. : : '

e exception area is-appfoximately-IBCO' on the south bank of. the

river and 500' on the north bank of the river. Uith 25' required .

Letween new f£loatz and an averaqe 50' float, a naximum of 23 to 29
floating resideonces coule b2 located in this excepticn area at
complate infill. "It is hiwnly unlikely that this number could ever
be resched due to uplana limitatiens for parking and sewvage

_Inyv-naw-floating. re:ﬁrnncn.'_reccnsttuctlon of .a-fleating——— -



(d)

dispcsal, location of the County road adjacent to a portion of the
exception area and location of existing-floating residences. It

would be more reasonable to expect that.a complete infilling -would - - -
‘result in a total of 15 to 1f floating residences including the

nine existing.

Neighborhocd and regional characteristics. - This area on the.John
Day has been used for floating residences for many. years. In fact,
the residences once extended much further upriver and downriver
than this exception area.. Floating: residences have been used’ in

this area since at least the 1820's.-

. Natural boundariesf—-wdne.' There are no natural boundaries.which
-would' prevent floating residences from locating either upriver or-

downriver of this exception aresa.

“Other - Because-éxisting;floating residences are scattered Ehrcugh

the-exceptionarea; —there—is 11ttle " public recrsational value

here. Public access to the river is provided downstream and most

recrestional use occurs from: that point down to, and ‘into, ~the

- Columbia.  This areagisfnot_neededecrjpublic'rec;éatidnalipsé;:f 
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Thn Ayustic Conscrwatiou worzonz (A=) snould e charmed ac follows  to
gllow houseboats within the exeeption ares: : '

el tO'SQEEiBH“B:?h@“DGVCiG%ﬂEﬂt”USGS”Enﬁ“ACtiVitieﬂ”PCfmitt

Mew: floaLlnu residences within the John bay exceptlon area as.
descrined in the- Comdrchenelve Plan and _ubject to.stnnuarcs’
in 84.217. C A

- 10. Recricntaticn cf existing floating residences within the John
Day exception ares as described inm the Conp*ehanslve Plan and
subject tc stancinras in ua.zl o

Revi
area

& the ctanuaru.; liocumznt on kesidantial Uses in Shoreland and: Aguatic
a5’ iollows. E S S

54,217 'RESidential'Use;‘. Developraent of land and water and structures. for
human occupancy as. :living. guarters. This categeory includes single and
multi- —family dwellings,floatinn residences,’ subdlvlFlona..”mcblle homes and
'moblle hcne. parhs, and planﬂcd unlt develowm=nt4. L S :

e o G S SCC TR RO paf}ﬁ:ng“'—’&‘haiﬂ:—’fb?’"

(&) R951centinl uses. in- shorelanu Zonas uhlch Dernlt hou=1nr =hall comply
wlch tn~ IGlthlﬂq stuncards. : o

(1) -The_ hasic shcrelimg :setback ror' rﬂ51dent1al structures  and

S faet A TEASUred TErGm the
aquztic-shorelana houndary. *  If the appllicant  can  demonstrate
~that ‘existing structurez on"aﬂjdinlnc lots - lnfrlnge on the 35
foot sztback,  the setbach may tw dzterminsd hy the bulldlnq llne
cormon: ta the- adjaacnt ex1st1n ftLuchures. '
(2) . Riparian vege tFthn shail = DrotecLuu ann maintained u1th1n
' shoreline sotbacks set  forth -in Section 54.237, ‘Riparian
thetation Prolsction . Standaras, - except where direct water
‘access is required for a. wate*—d=nnncent or water-related ‘use.
Clemporary  removal of  ri: >arian vegetatlon due to construction
practices -or -landscaping may be permitted subject - to - a
Urevcgetatlon “plan approved by the County sn=c1zy1ng. coomTmT
Y- Wﬂempora*y stabilization measuress: .- s e
b Fethoeds and . timing for restoratlon of rlparlan
' vegetation. © .Vegetation used for restoration shall be
consistent with the criteria presented in Riparian
Vegetation Protection Standards 54.237 and section
534.238, Shoreline stabilization Standards. . e

(3) Unlezs it can be domonstratesd that adacuete cubllc access exists
n the arcay éuhji"i:icn‘ nebile hohe: parhu and planned wnit
developmants  shall  provide tor puhlic pvueutrlan access to ‘the
uhCrUllﬂ“ w1th1n Ly unvhlcrmhnt.

{4) hquatic areag adjacent tec the :hfrcland area b=ing. developmd
" will not he uced to coupute  the lct area or dznsity of the
resiuential develspoont .



(5)  Pile dikes shall Le sited and constructed - in
accardance with the etnndards for plle and aolphln
.installation, sccuion §4.23G. 0. .. ... .. .. y

{6) Fills shall be placed in accordance with.the-standarﬂs applying
to f£ill act1v1t1cs, section £4.235. . : E

(B) FlOnE‘ﬂQ re=1denc=s within the John Day‘exceptidn arsa as set oﬁt in
the Comprehensive Plan must maet the ‘following standards. prior to’
J.ssuancn of a bu1ldlnq pmrnlt.._ T L

(1) Anv new fleoating. redluence must have a. BEQ appfoved.sewage
di= no=al qutem. : T ' g

(2} New flodtlnq residences must shcw an uoland parhlng area off
any g ubllc road; rlqht—az—wav.

(39 =T i or“*reorlenteu***lcatIng““resIdenceu TmOstT nave ari acprovea

lease rrom the DlVlSlOﬂ ot taue Lanﬁs to occupy thn water
'surfdce. : -
l64) - -Mlignment © of - floating * residences shall Cbal such that

= -“avlgabllit*— nmthe"rlver~1 hlnﬁmred“aS‘Irttle =5-h p0551ole.

{(5) - Havu1m1 bUllLlﬂg he;ght shall be' egulvqlent tc that 1n thn'
adgacent uplanc zons

16Y) - Any. rnorlentatlon ‘of an. etlstlng floatlng r951cence is subject
_to the  four standards above (54.217(B)(1)~(4)). o

{7) & ULSthncn of 25" is required between any portion of the floats

' ' ol a new or reoriented floatﬁnq recldPnCﬁ aﬁd any exlstlng
floating residence.’

{8) Any new or reoricnted Iloatlnr residence shall bL 51ted so that
the longer dimension runs parallel w1th the. shorellnm

Section 1.030 of the Land and Vater tbvplopment and Use Ormlnance shoula e
amended to add the- follow;ng coflnltlon. : :

FLOATING RESIDEICH: A dwmllwng unit which floats on & water body and is

‘designed such-that it deoss not come into “contact” with lunG 'excnpt by a8
ramp. Floating residences may also be referred to. as floating homes or

houseboats. A ficating residence is not equivalent to a duck shack or other !
similar recreational structure designed for. ‘Lemporary use. It is also not -
eguivalent to a Eoathouse, ce51nned for thFage of boats._ o '
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- AN EXCEPTION TO GOAL 16 PLACING AN AQUATIC AREA ADIOINING THE MARINE
INDUSTRIAL SHORELANDS AT BRADWOOD INTO THE AQUATIC DEVELOPMENT
DESIGNATION

BACKGROUND

This exception to Goal 16 places an aquatic area near Bradwood in the County’s Aquatic Develapment
Zone. The exception is to the Goal 16 management unit requirements for conservation management
units and to the Goal 16 aquatic area designation criteria. The exception will allow for water-
dependent industrial development of the Bradwood Marine Industrial tract. This industrial tract
includes 40 to 50 acres of developable shorelands with 3,000 feet of Columbia River Estuary frontage.
The eastern portion of this river frontage has relatively deep water near to shore and is in close
proximity to the Columbia River navigational channel. Currently, there is an existing dock structure
along the Columbia River shoreline and a mill pond which cuts into the interior of the industrial tract;
the southern portion of the mill pond has been designated for Aguatic Development use in the past.
This exception would place the remainder of the mill pond, including its entrance and an aquatic band
adjoining the MI shorelands, into the Aguatic Development designation; this band will extend 400 fest
- out from the shoreline or to the -40 foot depth contour if that contour is closer than 400 feet from
shore. The Aquatic Development band would stretch from the mill pond entrance to the upriver
boundary of the MI Zone. These Aquatic Development expansions would provide for a more
complete utilization of this water-dependent industrial tract by allowing for the following range of uses
or activities: (1) filling of the old mill pond (2) lateral expansion of the existing dock or the
construction of new docks along the Columbia River shoreline; (3) dredging to provide navigational
access along the face of the existing dock and future new docks within the AD Zone.

This exception will not directly permit any new dock construction or new dredging projects in aquatic
areas. Uses involving the construction of new dock facilities or dredging for new facilities will be
reviewed on an individval basis by Clatsop County and affected state and federal agencies.

Factors that must be addressed for the exception are described in Oregon Administrative Rules,
- Chapter 660, Division 4, Sections 020 and 022. The specific exception criteria are listed in the
following paragraphs, foliowed by appropriate findings.

FINDINGS

A.  "Reasons justify why the state policy embodied in the applicable goals should not apply"
[OAR 660-04-020(2a)].

New dredging and filling for water-dependent uses are permitted in development management units,
but not in conservation management units. This policy protects estuarine resources in Conservation
management units from adverse impacts associated with major estuarine alterations. It should not
apply in this situation because the potential dredging activities will not result in major alterations to the
estuary or create substantial adverse impacts, Additionally, the project site lacks many of the
characteristics protected by the Conservation management unit,
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~The old mill pond area has silted in during recent years and its entrance has been partially blocked to
navigation by an accidental sand spill that occurred during a pipeline dredging project on the main
navigational channel, The Columbia River shoreline that adjoins the Agquatic Development area is a
sandy shoreline that was created gver 20 years ago as a channel dredging spoils disposal site. There is
no established band of riparian vegetation along this shoreline. .

The adoption of the Aquatic Develapment designation will not result in major estuarine alterations.
The potential filling of the existing mill pond is the single largest identifiable alteration that may occur,
If the mill pond were filled, a surface area of about 3 ¥z acres (including the pond and entrance)
would be impacted. About 2 % acres of this area is subtidal, % acre is upland, and % acre is
intertidal wetland. The upland and intertidal areas are the result of the past dredged material sand spill
at the entrance to the pond.

The mill-pond cannot currently be utilized because of limited water depth and the dredge spoil spill
blockage at the entrance to the pond.

The mill pond in its existing configuration effectively splits Bradwood into two separate developable
parcels; (1) the existing dock and backup land ‘upriver from the pond, and (2) the old Corps river sand
disposal area downriver from the pond. Both parcels are about 20 acres in size. The pond both
separates these potential development tracts and severely limits access between the two parcels. A
narrow access road on the west side of the pond connects the two parcels. This access limitation
would create problems for potential developments on the downstream parcel which needed to utilize
the existing deep-draft dock.

The mill pond and its entrance remove valuable potential backup land from the center of the Bradwood
Marine Industrial tract. The pond occupies about 200 feet in the center of the available 600 fest of
backup land between the Columbia River shoreline and the railroad tracks to the west, This leaves
narrow strips of land to the east and west that are difficult to efficiently utilize. The presence of the 3
“2 acre pond in the center of the site effectively removes 10 to 11 acres from use as backup land. The
pond location also severely limits road and railroad access options to the downriver portion of the site.
Filling of the miil pond will significantly enhance the overall development potential of the Bradwood
Marine Industrial tract, With the existing pond, Bradwood offers two small (20+ acres) separated
development parcels with severe access limitations between the two sites. Fill ing of the 3.5 acre mill
pond will allow adjoining narrow strips on both sides of the pond to be more efficiently utilized
resulting in the addition of 10 - 11 acres of backup land. The pond fill will result in the creation of a
50 acre contiguous development tract and eliminate existing internal access restrictions.

Projected dock improvements to support a single (or multiple) water-dependent industrial use(s) could
include any of the following combination of structures:

1. Reconstruction of the existing shoreside dock which has an approximate surface area of 150" x
500°; and

2. Construction of a secondary deep draft vessel dock of the same basic conﬂguration downstream of
the existing dock; and :
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3. Construction of a graving dock with an approximate size of 200" x 400 immediately downstream
from the existing dock and perpendicular to the shoreline.

Reconstruction of the existing dock is permitted in the AD Zone. Basically this activity would involve
placing a new deck atop the existing piling foundation. Dredging needs along the face of this dock
would be minimal to existing self-scouring water depths relatively close to shore. This maintenance
dredging would impact a subtidal area of about 1 1% acres and involve an estimated 15,000 cubic yards
of dredged material.

The construction of a secondary deep draft vessel dock would involve the placement of new support
piling, construction of a dock deck and dredging along the face of the dock for navigational moorage.
The piling would impact an area or about 1 % acres (150" x 500"). Dredging would also impact an
arca of about I % acres (150> x 500’) and create an estimated 15,000 cubic yards of material.

Construction of a perpendicular graving dock would impact an intertidal area of about % of an acre
(200" x 50"} and a subtidal area of about 1 acre (200" x 200) to provide navigational access into the
dock. The gracing area would largely utilize excavated uplands. Combined intertidal and subtidal
dredging volumes are estimated at 40,000 cubic yards.

In relative terms all of the projected dredging volumes are comparatively small. During the summer
of 1990, approximately 250,000 cubic yards of material was removed from a short section of the
navigarional channel to the immediate north of Bradwood.

Goal 16 describes areas appropriate for the Conservation management unit as:

"... areas needed for maintenance and enhancement of biological productivity, recreational and
aesthetic uses, and aquaculture. They shall include tracts of significant habitat smaller or of
less biological importance than those in (Natural management urits) ..."

The Columbia River bankline along the band of the Adquatic Development is a sandy unvegetated
shoreline that is partially riprapped. There is no established riparian-vegetation along this river
shoreline. The Aquatic Development area adjoins a medium sized water-dependent industrial
development tract.

The involved area has not been the subject of any detailed biological studies and does not pOssess any
known unique biological resoucces. It is not known to have any recreational significance. There are
no aquaculture facilities in the area, nor are there any site characteristics that suggest its special
suitability for aquacuiture. Site characteristics suggest that it may have only limited habitat value.
The existing mill pond may represent a fish habitat hazard by creating a tidal containment area that
could trap fish during periods of extreme low tide.

Taking into account both the resources present at the project site and the types of areas appropriate for
the Conservation management unit, it appears that the site may not be suited for inclusion in the
Conservation management unit. The development designation will allow for filling of the mill pond
which has a historic record of industrial use but which cannot now be utilized due to inadequate water
depths and a blockage at its entrance. Filling of the mill pond will create a more useable contiguous
tract of industrial land. The development designation will also allow for the continued use and (lateral
© extension if needed) of the existing riverside dock at Bradwood.
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For these reasons, Clatsop Coiinty concludes that the Goal 16 policy prohibiting dredging in
Conservation management units should not apply in this case.

B. "Areas which do not require a new exception cannot reasonably accommodate the proposed use"
[OAR 660-01-020(25)].

The Bradwood Marine Industrial tract has a combination of features which make the site unique to
Clatsop County. There are no other comparable water-dependent industrial development sites within
the County. The Bradwood Marine Industrial tract can be characterized by the following list of
features:

(1) Located at River Mile 39,

(2) Within 1,000 feet of Columbia River channel.

(3) Self-scouring water depths of 30 to 40 feet close to shore.
(4) Direct railroad access.

(5) 40 to 50 acres of developable backup lands.

(6) Single ownership.

(7) Dredged material disposal and mitigation areas on-site.
(8) Relatively isolated location.

(9) Existing dock structure.

(10) Rock source on-site for site development needs that also has commercial development
potential,

There are no alternative water-dependent industrial development sites in Clatsop County which possess
the same combination of physical features. Of particular significance, there are no other sites in the
County with developable backup land and both deep water access and rail access.

Other potential water-dependent industrial development sites within Clatsop County inciude three
Marine Industrial sites in the unincorporated portion of the County; the Port of Astoria docks, north
Tongue Point, and south Tongue Point within the Astoria Urban Growth Boundary; and the East Bank
Skipanon, West Bank Skipanon, and Tansy Point sites within the Warrenton Urban Growth Boundary.
The three MI sites in the unincorporated portion of the County are all located on either the Lewis and
Clark River or Youngs River. Each of ihese sites are relatively smail, have only shallow depth water .
access and nonrail access. The Port of Astoria docks and backup lands are committed to existing
industrial uses. North Tongue Point is committed to an auto import facility and has water access that
is limited by a 25 foot channel depth. South Tongue Point has the same channel depth access
limitations as North Tongue Point and will reguire an exception for future dock access and turning
basin dredging. All of the sites within the Warrenton Urban Growth Boundary lack rail access. Both
the East Skipanon and the West Skipanon sites have limited developable areas due to wetland
constraints and will require an exception to provide deep water access to the industrial shorelands.
Tansy Point is committed to an existing water-dependent industrial use.

There are no available Marine Industrial sites within Clatsop County which could accommodate a

general purpose deep draft dock and associated shoreland support facilities. Areas which do not
require an exception cannot reasonably accommodate the proposed water-dependent industrial uses.
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- C. "The long-term environmental, economic, social and energy 'cbr.zsééiz.énces resulting from the use ar
the proposed site ... are not significantly more adverse than would oypically resulr from the same
proposal being located in other areas requiring a goal exceprion ..." [OAR 660-04-020(2c)].

The consequences of three general activities need to be considered in applying this standard. These
activities are pond filling, dock front dredging and new dock construction.

(1) Environmental Consequences

The filling of the mill pond would impact about 2 % acres of subtidal area and % of an acre
of intertidal area. The subtidal area is the silted floor of the old mill site log pond. The
intertidal area was created by the accidental sand spill from a Corps of Engineer’s channel
dredging project. Emergent wetland vegetation has established itself on this intertidal sand
spill. On-site mitigation will be required in the form of wetland habitat creation to compensate
for the loss of these intertidal areas. The mill pond has low habitat values and may currently
create a tidal containment area that could trap fish during periods of extreme low tide. The
pond has no in-flowing streams and is only flushed by tidal action. :

Dredging along the face of the existing dock would impact up to 1 % acres of subtidal area.
Dredging along the face of a lateral extension of the existing dock or a new dock would impact
a similar subtidal area. Graving dock dredging would impact a % acre intertidal area and a 1
acre subtidal area. The major identifiable environmenta) consequences of the proposed
dredging are temporary, localized disruption of fauna in the water column and temporary
localized turbidity. The water column impacts will only be temporary and these organisms are
expected to reestablish themselves after the dredging work is completed. Turbidity will
increase during the periods of dredging activity. Dredge volumes along the dock areas would
be minimal due to existing deep water and the close proximity of the navigational channel.
The self-scouring river characteristics will also reduce the frequency and volume of future
maintenance dredging at this site.

Additional dock construction along the Columbia River shoreline at Bradwood would have
limited environmental consequences because of two site characteristics - the dock would front
upon a sandy dredge spoils shoreline without impacting any established riparian vegetation and
the size of the overall dock would be minimized due to the close proximity of deep water to
the shorelands.

In relative terms, the environmental consequences resulting from the proposed activities at
Bradwood are not substantially different from those that might be expected at other sites
requiring an exception. Because the involved dock dredging areas front on relatively deep
water, the anticipated dredging volumes would be somewhat less than those typically expected
at other sites.

(2) Economic Conseauences

Fiiling costs, dredging costs, dock construction costs and mitigation costs are the four
economic consequences that have been identified in association with the proposed activities.
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Dredge spoils on an old dredged material disposal site to the immediate west of the mill pond
are available for the filling of the pond. The existing of this favorable borrow source will
promote the cost-effective filling of the pond. Dredging costs are a function of the volume of
material to be removed, the method of removal and the method of disposal.

The costs of dredging along the face of the existing and expanded shoreside docks would be
comparatively low because of the limited volumes invoived and the availability of adjoining
upland disposal areas. ' .

Daock construction costs would be comparatively low because of relatively deep self-scouring
water depths close to shore. This will minimize the area of dock required to bridge the
distance from the shoreline to easily maintainable deep water. The exception will also provide
for dredging along the face of the existing dock structure; this will allow for a fuller utilization
of an existing facility which is more cost effective than constructing new docks at other
locations.

Mitigation costs will be relatively low because on-site mitigation lands are available under the
same property ownership,

Comparatively low filling and dredging costs, limited dock area needs, and available on-site
mitigation areas all reduce the expected economic impact at this site.

Economic consequences arising from the use of this site are not significantly different from the
concedes expected from the use of other sites requiring an exception.

(3) Social Consequences

The social consequences of the proposed activities are difficult to identify and gquantify. The
exception will provide for the development of certain facilities in aquatic areas which would be
utilized in conjunction with shoreland industrial activities. The overall industrial use would be
conducted on lands that have been designated for industrial use. This site was the location of a
large and active sawmill and shipping dock for 2 number of years. The site is relatively
isolared with the closest residences being down river more than one mile at Clifton and across
the river at a distance of about ¥ mile on Puget Island. The site is visible from Puget Island
but not Clifton. A commercial rock quarry has been approved on lands adjoining the west
boundary of the MI Zone. Noise and air quality concerns associated with the overall land use
will be handied through the County and State permit process. Visual impacts will be
minimized by County screening requirements.

Because of Bradwood’s relative isolation, the social consequences resulting from the uses
associated with the proposed activities area not substantially different from those that might be
expected at other sites requiring an exception. The residents of Puget Island on the north side
of the river channel will view development of the Bradwood site. These view impacts will be
mitigated through County screening requirements. These residents will have to accept certain
social impacts that are associated with the eventual utilization of designated water-dependent
industrial site which is an economic asset of Clatsop County.
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(4) Energy Consequences

Dredging activities are the only form of energy-related consequence that has been identified in
conjunction-with the proposed activity. Comparatively low dredge volumes and the availability
of on-site disposal areas have been noted above. These two factors will reduce the energy
consumption associated with dredging as compared to other sites. The energy consequences
resulting from the proposed activities are not significantly different form those that might be
expected at other sites requiring an exception.

The long-term environmental, economic, social and energy consequences resulting from the
proposed activities as proposed are not significantly more adverse at the proposed site than
they would be at other possible project locations requiring an exception.

D. "The proposed uses are compatible with other adjacent uses or will be 5o rendered through
measures designed to reduce adverse impacts” [OAR 660-04-020 (24)].

The owner of the Bradwood industrial tract owns all adjacent shorelands. A commercial rock quarry

is located on his ownership adjoining the south boundary of the Marine Industrial tract. Rock from
this quarry will be transported by barge from the site. Accordingly, the purposed activities and the
existing quarry are compatible uses. The Columbia River adjoins to the northeast. The proposed
activities will provide for navigational access and shipping uses that are similar to uses that occurred at
the site for more than a century. The navigational channel is located about 1,000 feet from the '
shorelands at Bradwood and the proposed activities would in no way hinder navigation within the
established channel. The proposed activities are compatible with existing adjacent land uses.
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Description of the propowrd act1on

h tructnon of a wntlaﬁd/narsh wpstn ;ater treatment systcm

within und- oJacnnt to' the Ecola Creek estuary, directly east of
Highway 101 and the existing Cannon Becach. scwage treatment lagoons

(sme ettachad nr“vlng) The marsh, consisting of about 15 acres,

would provide tertiary sowage treostment capacity-durino Lhe summar
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resources cozl whjoh-state that,"credge, £ill or other reduction

or degradation of these natural values by man shall be allowad .only:
1) if reguired {for navigation or other water'dependént‘uSES“that

i
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reUUiTE &f@stuarine - location, oY
The major eloﬂunts of Lhe prowect Lhat wnv01ve alteratlon o; the
estuary: are:
‘1. The- construotlon of a portlon of a perlmeter dlke across a
-5 dralnage channel that conneécts with. Ecola Creek. '

. Facingof the—water-rar&—ptrrmeter—o‘—the—&lke*wrth"rrp—rapr"”“w_‘
 The construction of’a discharge point allowing effluent
treated in the wetland/marsh. trEatment system to entar the
drainage channel east of highway 101.
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mshorelands goal which state that "major marshes, significant wildlife

habitat, coastal headlands, exceptional aesthetic resources, and histo
archoélogical siteskshallibe.protected" The site provides 51gn1f1ccnt
wintering habitat for a herd of 18 to 20 Roosevelt elk. :
The major elements of the project that 1nvolve p0551ble 1mpact
on this significant habitat are:
1. construction of a perimeter dike, toan elevatlon of 11' 'to
11%' M.S.L..of the northeast and south 51des of the proposed
treatment: area,.and :
2. Pumping plechlorlnated effluent from the Clty s stabllléatlon
~ ponds .into the wetland/malsh area 'in thé southern portion
through a number’ ‘9f inlets; and .. ...t
3,mConstructlon of lnternal balees for_oontroll@qgéflowsrof
introduced effluent. . S ) . ST

Need

Sewage treatment in Cannon Beach is presently provided - by a three-
celled stabilization pond system. During the winter meonths the plant
operates well below design capacity and discharges chlorinated effluern
into Ecola Creek .in conformance with both present and anticipated
future winter effluent- limitations established by the Department of
Envlroﬁmental Quality. Durlng ithe SUMnar, hovever, the plant operstes
near or in excess. of design capacity and effluent guality exceeds
the more strlnge t summer discharce llmJLathPS. Becazuse. the present

Sewer system cannot nicet the summer effluent discharge stzndards,

ity 1s reguiring that the Clty

the Department of .Environmecntal Qual
cility. .

113
ungrade its wastewater treatment fa
‘rJ..__.._ -
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'Th&{u oo Vo T e mELO o 2 o vales e 31ivr.1ﬁ1'é"'
OSSN R FEAT nl W TR TN AL ST SOR I P S-S 111 Tne. "'.'-'._:.?"! Wt nr Facililios
Plen-City of € aueny Zrech, " V976, ad CHRM-EILL The. "Cupnploaont Lo
Wastowaloer Feoilidlog PYPoan-Clly of Comnion Beach,™ 1977 ned,
"ngglupmdnt'ﬁhﬁ'g{@TnﬁYﬂbﬂ”ﬁf'ﬁT?&rnaﬂive'W&Hi:xa?eI'Tmhi{mﬁht'
Schemos—City of € ..onon Boasch Facd ities Plan ndd -adum, " 197 ; and

-~ da
L] [5S

1 1972
RCHM. "Developmcnt and Evaluation of Vetlands/Marsh Wastowater Treatient
System, Facilities Plan Addendum No. 1", 1581. T o L
The 15976 study cvaluated numerous altornatives. ThHeir advantages
and disadvantages .ve summarized in Table 1. Three main alterpatives
were focused on: chemical treatmant, isolation ponds and: ocean out-Ial:
.Their“advantages-and'disadvantages are sunwnarizad in Table 2., -
cean dispesal was rejected primarily becavse of high cost and guestior
arout technical fencihility. Tha wain resons for rejecting the
chemical freoatment aliernatives wers cost, the difficulty of operating
- sephisticated egquipmoant by a swmall town, znd the dispeosal of sludge.
Phase isclation ponds' major disazévantages. were found to be its
requirement. for an exitensive land arca and-its ewperimental nature.

m___”*A;ﬁimilar;sgsiﬂm;laterm~roxed;unsucc&ssfﬂi;éﬂman%af%a—m@fecGn.
) B - f =

sludgai‘mas.madé."Thisgsystem'Was_founéfthhave-majo;jprleems
-invdlvinghhigh_cost,;dispQSal;of-sludge_andfthe:aesthetiC“impliCaticns

Subseguently an evaluation of a biological treatment plant (activavec

”_of;conuerting_existing*SEttling;pondSZEOQSIuﬁge holding: ponds.

These were igIr;iQ@Quiueigh;the;aduaﬁtagé;pfithewknown;xei$&bi£¥3fe~——
of ‘this most*conventionalﬁof”sewaga-treatment:methodsf;' R e T

Based on the City'srdissatisfactionfwith;the'presented=altefﬁatives,
a third study exazmining systems that reguired low amounts of energy

~that were non-mechanical in Dature was made.’ This is consistent

-,

.

B,

with™the 1977 Federal Cl&an Water Act amendements wWhich encourage -
innovative systems. Three systems were investigated; a marsh syster,
& marsh/aguaculture system, and an intermittent sand filtratiom
system. The selected alternative was the marsh system. R
The major advantages of this system were found to be: the lowest
cost of all systems reviéwed,'little-consumptibn of energy,,h and no
sludge to be disposed of. - The major disadvantages were short-term
environmental'disturbancés,resulting'from.conversion 0f the present
wetland to an artificial marsh, the potential loss of elk wintering
hazbitat, and'infroduction:oi,neW‘plant'épecies.-- e
Because of State and‘Pederélrresource-managemént agency.'s concerns
about the possible impact of the artificial marsh system orn the elk
“wintering Habitat aﬁdmﬁﬁe"éffééts'df3ihffdduéinginon-native plants,
“a°fOﬂfth”5tUdY'WES"prepEred;“'ThiS#Study“further”reviewed?alférﬁétivés
that weuld use a natural filtration system and would meet expressed
Iesource management agency concerns. ‘Three -alternatives were examined.
A natural wetlands system:ntilizing 100%.. natural overland flow through
the~existingpwetlands. This alternative would reguire 40 acres..
Second, development of a-semi-natural wetland/marsh system which would
rely on 50% natural over land flow 50% controlled flow. 'This alternats
would require 25 acres.  ThHe third altexnative  was development of a
wetlands/marsh system wutilizing an internal baffle system through the
entire treatment area to maintadin controlled flows and treatment.
This altérnative would require 15 acres. ‘ o
The third alternztive was selected because the highest degree of
treatment could be achieved through the most completely controlled
wetlands/marsh system and beccause the cverall wetlands impact would
he minimized through the use of the least amount of wetland area. i

2.R1terrative ziteos

LR Ym0t ey "
aitornstives have L.on R R E R A
ver= d e - = g Ion [y
dwceted boetween tho pre Soang SGproce
Sldmey s himy T iR TS e
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to the existing o o becal e ab foriTily. T i Sdvamibiogin weg e
":un.L1sﬁ}¥nt'4.ﬁﬁd LU e Tponsible Tous r:fflixe ;=rr.r”n ﬁinpmrf;nmtv
f1mod relontion wapebhility with regard to-ths fuwn coni-r, and its.
pse as an olk winbering wrea.  The diszadvantaces woaoe Tound to sub-

rtantla1ly outweigh Lhe advantages. Higher upland ;iinﬁfvcre not
onsidered desirable hecoause of the accepted enginvcering practice of
locating scwage tPHNLﬁ(nt £aLl1ltlcs at as low an clovation as
possible. : ' -
3. Design altorna tives hlbh1n the selected site

[
M
[P

The. Pruﬁggﬁﬁ \utl_nvr/erbh.tLeament gystem uscs whway 101
as the dike on the w st side of ihe treatmsnt Sysfcom. A deosign
zlrerpative cunsider.od wes to build a dike paratlel o Bighwzy 101
just. encugh to fhe can"that.the northezn dike would not have io
cross the u:hljkcn chernnel entering Ecolzs Crezk. " This alternztive
was not selected fur two reascns. e '
FiEsty 2 Prinaly —Cnncern. o Aimiefeial fCSOUfCE-u_ﬂaULﬂFnL uﬂﬁﬂul”S
vas that the developwent of the .system minimally disrupt the fr=sh
water. wetlcnd LlaL_antlons.és:el: wintering habitat. The constructliorn

of a: second dike, phrallel to Highway 101, would qlnrumt”SubsLantialﬁy

- more habitat. then would the alternative using ‘Highway -10L as: the wester
"ngefa_secnndTHlt_lﬁ_gstlmated that the construction of a Darallel _
dlke would ralse ovalall system constructlon cost bv $100 000. —5175 oot

‘EnvlronTenLal Consechences

The area enchsed by tne dlké.wcutﬁ“be aktered%bymfeiiingwafwtreeswr
in the dike/baffle areas and changes in- hydraullcs resulting from
construction of the dikes. Trees would be cut within those areas
occupied by the alaer/spruce comnunlty and the western portlon of -

the spruce/elderberry community:

Felling. trees, especially the older and, larcer SDlDCE, aluer, and
maple, where dikes and bafifles are- constructed, would reduce cover
for a variety of wildlife, roughly in proportion to. the acreage
alsrupted._ Flycatchers,. WaIblEIS, kinglets, wrens, both:chickarees
and grey sguirrels, racoons and many other birds and mammals utilize
this habitat. The construction of perimeter dikes enclcsing the wet-
lands area would result,in some VEQEtathH and w1ldllre habitat

'be1ng dastroyed or digrupted:

‘The increase in water levels 1n the wetlands/marsh area. would
result in:
a) Changes in the w1ldllfe communlty with more aquatlcally oriented
. species increasing in population at the expense of other coastal
forest and brush inhzbitating species.
"b) The twinberry and other vegetation, including alder and spruce,
will likely die of:, sedges. und EﬂflgLDt species’ would-increase
in populations. .
C) The - ueveloped hetlanm /marsh area would Tikely have. less
diversity in plant and animal communities than the existing wetlands
Less mobile animals, such as small rodents, frogs, Lnd‘salamandEfs,
could be killed during construction of the Cannon Beach system.
During the operational phase, these aguatic organisms, along with
herons and hutEITOUl should guickly reybgulahe +he marsh.
The wildlife cosmunity would change with more acuatlcalWy Df1EﬂuEd

sormies much ag ducko, rails,. and herons, mushra and marsh shrevs
smorroatine du e latinon ot ‘ AL enier ;c;ﬁtal foerost and
e "4 - . -~ . - H . Lt v ' por Rk T e T ! O1 ‘--._"i-S.
Lrvoh inbelziling Spelicd Lo A A AR R by A
SONg- SRATTIOWS, baucats and ccy! aure elk {ood on wlouch SEf
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The «onstrucstion of poris -xﬁr Gikes and hafilos ny rosult in

trmpnary dearadation of water gualiily due fo increasés in LuleUlL

from erosicn and silt: utnun pTOCﬂf"cs

Ecola Crezk water guality would be lﬂJLOVEd durlng Lh summer months
with the discharge of a higher guality cffluent. Plobably greater
phesphorus and nitroaen 1omovals would be achicved by the wetlands/

arsh system: than by couventieanl treatment. |

Depending on Ecola Crenk. flow and DO.l:zvels, the corganic content
and conscguent 2ODg of {he of f{luwmt {rom ihe marsh system (10 mg/1)

could ceusz a Jnr—117~d srea of 1elativaely low DO leovels near the
cutfall structure during. seiaer wonths, It is anticipated that guick
mixing with the crock vwaler would minimive any efifects from low DO
levels. Recommended level for salmonwa populations is. above 5 pom.

Tidal actions afzcctlng Ecola Creak in this area'would also act to

dissipate effluent twice daily. ~ .
Changes in hydraullcs would result from the dike- a1vert1ng runozz,

meinly from south. of the site ourln the summer 'and the: 1ntroducL13n
Y = I3

oz sec01da1y wastewater effluent. Winter runoif from south of the-
site would continue through the site through a flood structure located

'Dn the - EEUEH. A CHREnnEl” woald route tn1s runoﬂt“eroﬁnd“the

diketo—

cola: Creeh ‘during the summer. The three flood structures, situatecd
aWng the eastern dike, would allow wxnter flood water to flow thrcugh
the site if desirezble. for flushing.  High flood watesrs of over

A12-13-feet MSL--in eTe»at&anwouldmsplll.Ouew_the_dlhemlntowthewmarsh;_

pond and cut the outlet structure. The flooding would be unlikely.
to disturb the slough sedge, a rhizomatous perennial, which is well
rooited and adapted to Lloodlng ( and is indeed subjected to peleulC
TlDDang nowy) .

The creek's fish resources should be p051trwﬂ3'afrected through
and improvement in water quality.

This method of treatment does not create sludge that must be
alsposed of.

‘The pID]ECt will be 0351gned to minimize any adverse lmpacts,
this will be ensured through the State/Federal Permit’ process.

‘The project includes ,the. fllllng of between 1,000-1,500 .Square
fest of estuarine surface.area. - This loss of estuarine. surface
area is.judged.to be Of minimal 51gn1f1cance.” Pirst, because of the
small portion of the total estuarine surface area that is being fiiled
Secondly, because the area to be filled does not consist of
habitat that contribute significantly to the productivity of the
estuary. The area does not include major tracts of salt marsh,
tideflats and seaglaes/algae Lads (the: criteria for natural estuarine
menagement units) nor does it include smallar tracts of salt marsh
tideflats, seagrass and algae beds and oyster and clam beds (the
criteria for conservation estuerine management units). The progec;
includes a small alteration of estuarine area and thus may reguire 7
mitigation as defined by O.R.S. 541-6:05~541.665. Whether mlLagatlcﬂ Wi
be ' reguired will be determined by the Division of State Lands in
the pcrmlttlng procecs.

Economic, Sociel and Encergy Conuscgucnce
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rock, approximately 100 mcters ant 0f Foecia Crick briduge on Highuw.y
- The proposed design avelds wny construction sctivity in this

101,
area. If construction is plann:d on or near he locality, grchaelcyi
toesting will be undertaken to deotermine the significance of the sits,

-

ly adjacont arrus sre presently vacant. The exlisting
vrecimont plent i Jocasled west of the site, across
ne Carnon Bosch G prehensive Plan and the Cannon Braos
incnee donicnele the arca 1o #he South as Fosidential-
1 : Mobile Homos. This is a residential zone which permits
conventional built housing and mobile homes.. No. conflicts between
the artificial msrsh and residences are foresaen. The-area—to-the—-

‘southeast is desiynated by both the Clatsop County and Cannon Beach

Comprehensive Plans and 2oning Ordinznces as Residential Very Low '

‘Density. This is a holding zone inside the City"s urban growth

boundary permitting singlémfamily-residentes-onsl{acre‘lbts,ijhén
suffieientucitv~5eryiggs~beggmggéxailahle;suchha:easgmayhanmex+intaﬂ~

D

the City and request higher density résidential zoning. No' cenflicts

between the artificial mersh and either low density or higher density

residences are foresean. ' LT EEU R Lo
The-EcolagCreek‘estuary;has-been-classified;by bothjCannon-Beachm,

TTTEnd T Clatsup TCounty A4S A CONServation estuarv.. Furthermore, because

Ecola Creek is small it functions more as: a tidal stream then an
estuary. There - are no areas within Ecola Creek that meet the Goal
16 criteria}for-naturalﬂmanagement units(i.e. major tracts of salt
marsh,_tideflats.and'seégrass/algae_beds) therefore, there are no
natural management units within Ecola Cresk.. The purpose of a
conservatibn'estuaqrandWEtua_r,managemeht:units,is.tO'peride for
long-term uses of available resources that do not require major
alteration of the estuary. The wetlands/marsh is compatible with this
intent. The wetlands marsh system represents a long term use of
available résource. With the wetlands, both estuzine and fresh-watzr,
being the available resource. The diking of approximately- 1,500

- sguare feet'of"thé”esﬁufarY”isé:minihal'altarafionwcf'the estuary.
:'The projéet.will“ndt-preempt"any-cher“anticipatedﬁor“fcréSEéahle'

water-dépendent use, '

The design of the treatment area's periphery is such that it will
minimize the impact on the cantinued use cf the area as elk-wintering
habitat, ' : - ' :

Conclusions

There is a neeéd for the City of Cannon Eeach to upgrade its
wastewater treatment plant. The proposcd wetlands/marsh treatment
system and its location is the alternative selected after more
than four years of study and the evaluation of numerous
alternatives. The design alternatives selected is.the one
with the minimal impact of elk wintering habitat and has the
lezgt cost. The environmantal, socizal, econcmic and cnergy

= 2 - . A b Y. . - 4 - e b
conoiguenons of the project are seooor rarnie, T yodact will
O e I VR S B S T T SR o S
P e o d DY 4. FE - e -y L ' o : |E- -s_"‘._)‘
[ l__-,,;.-,Ll_.l’:J R [ LT AL P R [ PR - . s

b - -~ .y, g, 39 — ~ .
ef the surrcunding erca. X . R
R - Bl = ST ae e, . - e . .
- . ’ . v . L L . " . _ R

e



. . by el :
) - - '.:;’J“..- .'.’
- 1AAEE 10 -
ro Il .
“ RIOAE RAENDAL CHAN MINT DSHSE TR SES DO !?1['33”}'.1.-’.}: '
i
T:Qa timent Mothod ’ . . . S : . . :
{Refercneors*) ' rdvantages ' . Disndvantases
Chanmical Conrgulation ‘1. Congistont effluvant t. Recuires ahfent1nn to
with ESettling _ guality _ chemical addition for
(1,2,3,11,14,15) 2. Siwple mechanical opuration procecs control:
3. TFlexible process control 2. DPosszible natural flotaiien
4. Cnxrﬂc_1h11~ Ltest data of algae o
3. Need ieo add filtration t-
acsure,10/10 cifluent
guality.
4. Dilute sludge produocod
Chemicel Coagulation 1. Consisient efflucsnt V. XNore complex mechaniczl
with Fldtation cuality i operation. ' _
{1,4,6,.18) . " 2. Flexible process :aﬂ‘rol _ " 2., Reguiroscatbtention to
_ 3. Concentrated slucgn SRR . clizmicel addition and
' produced.-. . .. ' LR - fletation variables for
4. Considerable test daha._' : . process. control.
o B " 3. rezd tol add filtration to
ETsUrE 10/ T Bt FIvent
guality R
Mixed-Heodia . 1. Consistent effluent guality: - 1. Necd to precedé by chemizal
-Filtration (6,15) - : _ S o - coagulation-and setilisg
------ i IS e e e N i foreElotation)—to- -Previni
- . S o rapid headloss bulldur is
;:!3- ‘ g o ’ e Filter
S ' e . 2., HMore complex machanical
‘ . : o CeE e = operatlon
Sapd. Filtration {7,8) 1. Simple mechanlcal oper- T. Tested process cnly for 1lov
. : ation '  algae eoncentrations
2. Consistent effluent guality 2. labor-intensive operaticn
3. Considerable-test data = - to clean and. replace canc
' ' oo ' : 3, Wet climate mzy reguire
:cvcred f;lter area
Rock Filtrztion ($,10) 1. S;mplc rneu:hr:ln;t.r.:a'1 opex- 1. Inconsistent effluant gueals
' S T ation - 2,  Untested process for Kigh
2. Caqg;uerable=test'data ' e “algae ‘conceéntrations
In-FPond Chemical 1. Simple mechanical opesr- ' 1. Inconsistent effluent guali
Coagulation and ation {(motorboat 2. Kot pozosible to control
Settling (5,15) application of = . - process once chemicals
chemicals). are added
: ‘ 3. Only tested once
Isolated Algae 1. Simple meochanical oper— 1. Relies wvpon natural alyzl
Removal Pond C ation _ . ' _ precipitiation; process
{(Fhase Isolation) (16) 2. Full scale sy stem 1n . control not pessible
- operation : 2. hndditional large pond uvca
' _ required for adeguate.
detention
Microsgreening {1,32) 1. Simple mechanical opar- 1. 1iInflexible process contrnl
: .ation . 2. Unreliable process on -
' ) single-cell alyae
- 3. lay ngud te procotde by
chermical conguiatior
*Peefurunciu iee igtea 1 Aptwonziso o,
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SWMMARY OF LLT":PATIVE EVALUATION B
Mzjor hdvantage T Madjor Disadvantege

TAGINEE ?IFG EVM UATION

1A 2nd 1B WXl dooactroted treoabtment Pilot testing refu
{Chemical Treatment) sy«stonm Tor algxe rejoval, ‘bost sludgoe dow ruta
2 ({Isolated Ponds and Resuires. Jezst stizntion to Pilot testing reqguired to iy
Future Chemical Treatnent) additional treatmznt o isolated pond perforrance.
. S procass, ' ' ' :
3 {(0Ocezn Outfall) o additional treziment ' rermancnce of outfall pive
- 4 _ process to; .controk. f installation is uncertain.

'EﬂVIRONMENTAL-EVALURTIONU_

Retains maximum buffer’ . ‘Uses considerable amounts:, bf

1A and 18
{Chemical Treatment) zone zround plant site. ‘chemicdls. and IEGULIES sJua
S R S dwrpnsal. ' .
.2i(Isolated Pdnds_and- hdy:delay reauiredhnt o - Uses: large lann area and leives
T EROturs Cheniea) TrEEtmeant) TforT chemi:aL treagﬂ:h -“”T"”thTmHT‘buf:er ZoneTaround F1E
Ly , S o : ‘ ' sitev - '
?2 {Ozzan Ontiall) ' ‘Usas least amount of ' Hore dlsruptlcn of communlhy
- . L natural resources and . during construct:on.
‘energy. SR ’ '
" 'ECONOMIC EVALUATION
1a and. 1B Proceéss. combinaticns. could Highest ORM costs..

[Chemlcal Traatnmnt)

2 (Isolated Ponds and
Future Chemiecal Treatment)

3 (Dcean Outfall)

‘reduce capltal costs,

Lowest ove:all present _ Capital ecosts will increase if
' worth, and amenable to = wust be purchasedl

stag;ng. .

Lowest 0&M costs. ' _Highest overall present worth,
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Goal 2
ﬁ,fEXCaptjuns_.
i~ Goal TSLBeaches'and Dunes

Prdvision - Permits for
T under QORS 3
Januqry 1,

a. ) Hﬁy these other uses sho

The County wishes to atl

(see map). Also see committe
‘exception. - There currently e
of approximately 107 ocean fr

- protective structures are int

beach front protection structures shall be issued
80.605-390. 770, only where development axisted-on
1977.. . I - '

u]d'be.proﬁided,fcrj

lTow continued development in the Arch Cape ares
d and built exception and coastal shoreland
xist 24 beach front protective structures out
ant lots in the area. The existing beach front
erspersed-with-éxisting-development-cgnSjsiing;_

o about-66-dwellings T This"
‘Approximately one-third of th
The: properties within this ex

~Arch‘CapeﬁSewerﬁDistrict‘and'

~Both. private and public roads. provide access to the ocean front lots. . The

area has been platted since the early 1820's,
e existing structures: are aver 30 years old..
cEptiqn,arealare_sgrvedjbyﬁSewer_throbgh the
water -through- the Arch,Cape?WatergD$Sirict;

%Wv;mmmw»fexeeptiem}%gfﬁeedédﬁfhﬁpkﬁtéctfgdﬁTic”and private investment.. By permitting:
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There are no known archaeological or historical sites in the exception
area. . .

d. ) 'A'fihding théf thé pfdposed uses will be compatible with other adjacent
uses. )

The upland adjacent areas are presently platted and in numerous ownerships.
The Clatsop County Comprehensive Plan designates the areaz as a Development (Rural
Service Area) area. The Clatsop County Land and Water Development and Use
Ordinance Map designates the area as Rural Service Area - Single Family Residen-
tial (RSA-SFR). This is a residential zone which permits conventional buiit
housing. No conflicts betwesn the beach front protective structures and the
residences is foreseen. :

Conclusion: There is a need for Clatsop County to permit additional beach

front protective structures on existing parcels and future parcels. The
exception will protect existing property, structures and pubTic utilities

and facilities. -Permitting additional beach front structures wil] reduce

the need for beach front protective structures in other areas. The environ-
mental, social, economic and energy consequences of the project are acceptable.
Additional beach front protective structures will be compatible with the existing
and proposed development_of the area.
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Exception to Goals 3 and 4 for Agricultural Land Within the
Miles Crossing - Jeffers Gardens Rural Community

03 December 2002
Amended August 2003 Ordinance 03-10

1. Summary

This document contains findings justifying an exception to Statewide Planming Goals 3 and 4.
An exception is needed to include agricultural land within the proposed boundaries of the Miles
Crossing - Jeffers Gardens rural community; and to allow non-agricultural uses and densities in
the exception area. Miles Crossing ~ Jeffers Gardens rural community covers about 860 acres.
Most of this land was subject to an exception adopted by Clatsop County in 1982. Also included
within the proposed rural community boundary are 33 tax lots covering about 250 acres in
Clatsop County's Exclusive Farm Use (EFU) zome. - Additionally, about eight acres of
undeveloped public street right-of-way in the EFU zone is included within the proposed rural
community boundary. A total of .about 258 acres of land. in the EFU zone are included in this
exception.

Oregon Administrative Rules (OAR) chapter 660, division 22, contains rules and
requirements goveming the establishment of rural communities. Including farm or forest land
within rural community boundaries is prohibited except under relatively narrow circumstances
(OAR 660-022-0020 (3) and (4)). Clatsop County is taking this exception to the agricultural lands
goal (statewide planning goal 3) and the forest lands goal (statewide planning goal 4) for about
238 acres of EFU-zoned land within the proposed rural community boundary. These lands will
then mest the criteria in OAR 660-22-20(3)(a), allowing exception areas to be included in rural
communities.

Exceptions to the statewide planning goals are governed by ORS 197.732; OAR 660-04; and
statewide planning goal 2. This document includes findings as required under these statutes and
administrative rules,

2. Exception Requirements

2.1 Staiewide Planning Goais

- This exception is taken to statewide planning goals 3 and 4.

Statewide planning goal 3 addresses agricultural lands. The goal is "To preserve and
maintain agricultural lands." Land included in this exception has been designated in Clatsop
County’s acknowledged comprehensive plan ag agricultural land, and placed in the County's BFU
zone. This proposed exception is to statewide planning goal 3. Exceptions to goal 3 are
authorized under OAR 660-04-10(1)(a).

Statewide planning goal 4 addresses forest lands. The goal is;
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To conserve forest lands by maintaining the forest land base and to protect the state's forest
economy by making possible economically efficient forest proctices thar assure the
contimuous growing and harvestng of jorest iree species as the leading use on jforest land
consistent with sound management of soil, air, water, and fish and wildlife resources and to
provide for recreational epporiuniries and agriculture.

The subject property is not designated as forest land in the County's comprehensive pian, nor
is there any evidence that it qualifies as forest land under starewide planning goal 4. Nonetheless,
this goal exception includes an excepiion to goal 4 to allow uses and densities not allowed on
forest lands under statewide pianning goal 4. Exceptions to goal 4 are authorized under OAR 660-
04-10(1)(b).

The proposed exception area includes resources and feamras covered by other statewide
planning goals, such as wetlands (goals 5 or 17); riparian corridors (goal 5); fish and wildlife
habitat (goal 5); floodplains (goal 7); transportation facilities (goal 12); public facilities and
services (goal 11); housing (goal 10); and estuarine shoreland areas (goal 17). This goal exception

does not exempt the subject property from the requirements of these other statewide pianning
goals.

2.2 Exception Criteria

An exception is a decision to exclude certain land from the requitements of one or more
applicable statewide goals, Exceptions to the staiewide planning goals are authorized under ORS
197.732, OAR 660-04, and statewids planning goal 2. Exception requirements are.described
below.
Oregon Revised Statutes (ORS) 197.732(1) establishes three different types of exceptions:
< a "physically developed” exception (ORS 197.732(1)(a)):
- an "irrevocably committed" exception (ORS 197.732(1)(b)); and
- a "reasons" exception (ORS 197.732(1)(c)).
This propesed exception is a reasons exception. ORS 197.732(1)(c) contains requirements
for a reasons exception:
(1) A local government may adopt an exception to a goal if*

(c) The following standards are met:

{A) Reasons justify why the siate policy embodied in the applicable goals should nor
apply;

(B) Areas which do not require a new exception cannot reasonably accommodate the
use;

(C) The long term environmental, economic, social and energy consequences resulting
Jrom the use ar the proposed site with measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the same proposal being locared
in areas requiring a goal exceprion other than the proposed site; and

(D) The proposed uses are compatible with other adjacent uses or will be so rendered
through measures designed to reduce adverse impacts.

Statewide Planning Goal 2 establishes requirements for exceptions. Part TI(c) is applicable to
this proposed reasons exception, and is identical to ORS 197.732(1)(c), cited above.

Oregon Administrative Rules (OAR) chapier 660, division 4, establishes rules for
exceptions. OAR 660-04-000(2) and OAR 660-04-05(1) provide general definitions of an
exception:

An exception Is a decision io exclude certain land from the requirements of one or more
applicable sratewide goals in accordance with the process specified in Goal 2, Parr II,
Exceptions, The documerniation for an exceprion must be ser forth in a local government's
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comprehensive plan. Such documentation must support a conclusion that the standards for
an exception have been met. The conclusion shall be based on findings of fact supported by
Substantial evidence in the record of the local proceeding and by a statement of reasons
which explain why the proposed use not allowed by the applicable goal should be provided
for. The exceptions process is not to be used 1o indicate that a jurisdicrion disagrees with a
goal. (OAR 660-04-000(2))

An "Exception" is a comprehensive plan provision, including an amendment to an
acknowledged comprehensive plan, that:

{a) Is applicable to specific properties or situations and does not establish a planning
or zoning policy of general applicability,

(b) Does nor comply with some or all goal requirements applicable to the subject
properties or situgtions; and

{(¢) Complies with the provisions of this Division. (OAR 660-04-05(1))

OAR 660-04-20(2) establishes detailed requirements for a reasons exception:
(1) If a jurisdiction determines there are reasons consistent with OAR 660-004-0022 to use
resource lands for uses not allowed by the applicable Goal, the Jumﬁcanan shall be set
forth in the comprehenszw plan as an exception.

(2) The four factors in Goal 2 Part II{c) required to be addressed when taking an
exception to a Goal are:

(a) "Reasons justify why the state policy embodied in the applicable goals should not
apply": The exception shall set forth the facts and assumptions used as the basis for
determining that a stare policy embodied in a goal should not apply to specific properties or
situations including the amount of land for the use being planned and wiy the use requires
a locarion on resource land;

(b) "Areas which do not require a new exception cannot reasonably accommodate the
1se":

(A) The exception shall indicate on a map or otherwise describe the location of possible
alternative areas considered for the use, which do not reguire a new exception. The area
Jor 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 which do not require a new exception cannot reasonably accommodate the proposed
use. Economic factors can be considered along with other relevani factors in determining
that the use cannot reasonably be accommodated in other areas. Under the alternative
Jactor 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 accommodared on resource land that is
already irrevocably committed to nonresource uses, not allowed by the applicable Goal,
including resource land in existing rural centers, or by increasing the density of uses on
commiited lands? If not, why not?

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

(C) This alternative areas standard can 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 nor reasonably accommodate the proposed use. Site specific comparisons are not
required of a local government raking an exception, unless another party 1o the local
proceeding can describe why there are specific sites thar can more reasonably
accommodate the proposed use. A detailed evaluarion of specific alternative sites is thus
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not required unless such sites are specifically described with facts to support the assertion
thar the sites are more reasonable by another party during the local exceprions proceeding.

{c) The long-term environmental, economic, social and energy consequences resulting
Jrom the use at the proposed site with measures designed to reduce adverse impacts are not
significanily more adverse than would rypically result from the same proposal being located
in other areas requiring a Goal exceprion. The exception shall describe the characteristics
of each alternative areas considered by the jurisdiction for which an exception might be
taken, the typical advanmiages and disadvantages of using the area for a use not allowed by
the Goal, and the typical positive and negative consequences resulting from the use ar the
proposed site with measwres designed 1o reduce adverse impacts. A derailed evaluarion of
Specific alternatfive sites is not required unless such sites are specifically described with
Jacts to support the assertion that the sites have significantly fewer adverse impacts during
the local exceprions proceeding. The excepfion shall include the reasons why the
consequences of the use ar the chosen site are nor significantly more adverse than would
typically result from the same proposal being located in areas requiring a goal exception
other than the proposed site. Such reasons shall include but are nor limited to, the facts
used to determine which resource land is least productive; the ability to sustain resource
uses near the proposed use; and the long-term economic impact on the general area caised
by irreversible removal of the land from the resource base. Other possible impacrs include
the effects of the proposed use on the warer 1able, on the costs of improving roads and on
the costs 1o special service districts;

(d) "The proposed uses are compatible with- other adjacent uses or will be so rendered
through measures designed to reduce adverse impacts." The exception shall describe how
the proposed use will be rendered compatible with adjacent land uses. The exception shall
demonsirare that the proposed use is situated in such a manner as to be compatible with
surrounding namral resources and resource management or production practices.
"Comparible” is nor intended as an absolute term meaning no interference or adverse
impacts of any rype with adjacent uses.

(3) If the exception involves more than one area for which the reasons and
circumstances are the same, the areas may be considered as a group. Each of the areas
shall be identified on a map, or their location otherwise described, and keyed to the
appropriate findings.

OAR 660-04-22 lists reasons needed to justify an exceptions under goal 2, part II(c). Those
pertaining to this exception include:
An exception Under Goal 2, Part II{c) can be taken for any use not allowed by the
applicable goal(s). The types of reasons that may or may not be used 1o justify certain types
of uses not allowed on resource lands are set forth in the following sections of this rule:

(1) For uses not specifically provided for in subsequent sections of this rule or OAR
660, division 014, the reasons shall jusvify why the state policy embodied in the applicable
goals should not apply. Such reasons include but are not limited to the following:

(a} There is a demonsirared need for the proposed use or activity, based on one or more
af the requirements of Starewide Goais 3 to 19; and either

(b} A resource upon which the proposed use or activity is dependent can be reasonably
obrained only ar the proposed exception sife and the use or activity requires a location near
the resource. An exception based on this subsection must include an analysis of the market
area to be served by the proposed use or activity, That analysis must demonstrare that the
proposed exception site is the only one within thar market area ar which the resource
depended upon can reasonably be obrained; or

(c} The proposed use or activity has special fearures or qualities that necessitate iis
locarion on or near the proposed exceprion Site,
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(2) Rural Residential Developmenr: For rural residential development the reasons
cannot be based on market demand for housing, except as provided for in this secrion of
this rule, assumed continuation of past urban and rural population distributions, or housing
types and cost characteristics. A county must show why, based on the economic analysis in
the plan, there are reasons for the type and density of housing planned which require this
particular location on resource lands. A jurisdiction could Justify an exception to allow
residential development on resource land outside an urban growth boundary by
determining that the rural location of the proposed residential development is necessary to
satisfy the market demand for housing generated by existing or planned rural industrial,
commercial, or ather economic activity in the area.

(3) Rural Industrial Developmeni: For the siting of industrial development on resource
land ouiside an urban growth boundary, appropriate reasons and facts include, but are not
limited to, the following:

(a) The use is significantly dependent upon a unique resource located on agricultural or
Jorest land. Examples of such resources and resource sites include geothermal wells,
mineral or aggregate deposits, water reservoirs, natural features, or river or ocean. ports;
or .

(b) The use canviot be located inside an urban growth boundary due to impacts that are
hazardous or incompatible in densely populated areas; or

{c) The use would have a significant comparative advantage due to iis location (e.g.,
near existing industrial activity, an energy facility, or producis available from other rural
activities), which would benefit the county economy and cause only minimal loss of
productive resource lands. Reasons for such a decision should include a discussion of the
lost resource productivity and values in relation o the county's gain from the industrial use,
and the specific transportation and resource advantages which support the decision,

These requirements are addressed in the following sections.

3. Findings

3.1 Reasons justify why the state policy embodied in the applicable goals shounld not apply (OAR
660-04-20(2)(2))

This section sets forth the facts and assumptions for determining that state policy embodied in
goals 3 and 4 should not apply to the exception area. The exception area includes about 258
acres. Specific properties are listed in Appendix A. This section also explains why the proposed
uses require a location on resource land.
The state policy embodied in goal 3 is found in ORS 215,243 and 215.700:
Agricultural land use policy. The Legislative Assembly finds and declares that:

(1) Open land used for agricultural use is an efficient means of conserving natural
resourcas that constitute an important physical, social, aestheric and economic asset to all
of the peaple of this state, whether living in rural, urban or merropolitan areas of the state.

(2) The preservation of a maximum amount of the limited supply of agricultural land is
necessary 1o the conservation of the state's economic resources and the preservation of
such land in large blocks is necessary in maintaining the agricultural economy of the state
and for the assurance of adequate, healthful and nurritious foed for the people of this state
and nation.

(3) Expansion of urban development into rural areas is a maiter of public concern
because of the unnecessary increases in costs of communizy services, conflicts berween Jarm
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and urban acrivities and the loss of open space and namral beaury around urban centers
occurring as the result of such expansion.

(4) Exclusive farm use zoning as provided by law, substantially limizs alternarives to the
use of rural land and, with the importance of rural lands o the public, justifies incentives
and privileges gffered 1o encourage owners of rural lands to hold such lands in exclusive
Jarm use zones. (ORS 215.243)

The state policy embodied in goal 4 is found in the text of statewide planning goal 4:
To conserve forest lands by maintaining the forest land base and to protect the state’s forest
economy by making possible economically efficient forest practices thar assure the
continuous growing and harvesting of forest tree species as the leading use on forest land
consistent with sound management of soil, air, warer, and Jish and wildlife resources and to
provide for recrearional opportunities and agriculture, (Statewide planning goal 4)

The state policy embodied in these goals should not apply to the proposed exception area for

the following reasons:
- Land in the proposed exception arsa comtributes relatively little to the agricultural
cconomy of the County or the state, This is addressed in subsection 3.1.1, staring on
page 6. Including the proposed exception area in the Miles Crossing Sanitary Sewer District
is more cost-effective with respect to sewer service than excluding the proposed exception
area. This is explained in subsection 3.1.2, starting on page 10.
- Including the proposed exception area within the Miles Crossing-Jeffers Gardens rural
community will not increase conflicts between farm and non-farm activities because the
proposed exception area relies on natural boundaries between farmland and land zoned for
non-farm uses. For areas that are not adjacent to naral boundaries they are adjacent to
develaped land, pubic roads and have access to a public water system. Some lands include
portions of a tract that is built and no longer in farm use. This is further explained in
subsection 3.1.3, beginning on page 10.
+ Land in the proposed excepiion area is not part of the forest land base of either the
County or the state, nor does it-.contribute to the forest produets industry.  On parcel in
T.8.N., R9W. Secrion 30, Tax Lot 1500 is currently zoned A/F, and at one time was in forest
production but was cleared, stumpes removed and is currently pasture. This is explained in
subsection 3.1.4, on page 11.
+ Forest practices are not presently occurring on lands within the proposed exception area,
nor are they likely to occur in the future. This is covered in subsection 3.1.5, page 11
+ Recreational opportunities associated with forest land (such as hiling, hunting, camping,
and fishing) are mot present on the proposed exception lands, This is addressed im
subsection 3.1.6, starting on paged 11.
+ Unlike forest land, the proposed exception area is not managed for soil, air, water, fish or
wildlife resources. This is explained in subsection 3.1.7, on page 11.

L1

Land in the proposed exception area contributes relatively little to the agricultural economy of the
County or the state. Clatsop County has a small agricultural sector relative to other counties n
Oregon. According to 1997 data from the US National Agricultural Statistics Service:
- Clatsop County has relarively few farms: 229 in 1997, or less than one percent of all
farms in Oregon. [2]
- Clatsop County has Jess farm acreage than any other county in Oregon; 34,030 acres in
1997, less than two-tenths of one percent of Oregon's farm acreage. [2]
+ Clatsop County farms produced about $5,325,000 worth of farm products in 1997, less
than two-tenths of one percent of the state total, and less than any other County except one
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(Lincoln County) [2]. In 2001, Clatsop County was still the next-to-the-last producer, this
time with Whesler County in last place, [1]

The subject property contributes relatively little to the County's agricultural sector, The
proposed exception covers about 258 acres of land in the EFU zone. Some of this land is in small
parcels, and is unlikeiy to be part of the 34,030 acres of Clatsop County farm land identified in
the 1997 Census of Agriculture [2]. However, even if all of the exception area were "farm land"
under the 1997 Census of Agriculture, it would represent less than oge percent of the County's
farmland.

The exception area curently yields seasonal pasture for beef cattle and dairy cows, and
silage {4] [5] [6]. These are low-value farm activities, especially compared to some of the other
agricultural products grown in Clatsop County, such as dairy products and cranbemies. Land
owners in the exception area have identified several reasons why these higher-value products
cannot be grown on land in the exception area:

+ Pasture in the exception area is saturated for about six months out of every year. Fewer
animals can be pastured during the wet months to avoid damage to the pasture, and to keep
grazing animals healthy. Areas of the state receiving less rain can pasture more animals for
longer periods of time. Pasture land in Clatsop County that is better drained can
accommodate more animals for more of the year, [6]

+ Milk production in Oregon is changing from a system involving many small dairies to
one with a few large dairies. The Tillamook Creamery Association has contracted with a
single large dairy near Boardman, Oregon, for a large guantity of its milk. Although small
milk producers in Clatsop County continue to sell their milk to the Tillamook Creamery,
economies of scale associated with the Boardman dairy's size and location are making
smaller dairies non-competitive. A large Boardman-scale dairy cannot be developed or
efficiently operated in the exception area because: (1) feed (alfalfa) comes from the east
side of the Cascades; (2) too many neighboring non-farm residences exist around the
exception area; and (3) animal waste management and runoff control in Clatsop County's
rainy environment is more expensive than in the dry environment east of the
Cascades. [4] [8]

+ Cranberries are grown in Clatsop County in peat bogs south of Cullaby Lake and north of
Gearhart, They are also grown on the Long Beach (Washington) peninsula, and near
Bandon, Oregon. Nearly all cranberries in Oregon and Washington are grown for
Oceanspray, a grower's cooperative, Where they are grown successfully, cranberries are
grown on low-lying sandy soils overlaying peat bogs. Generally, acidic soil conditions are
needed. Soils in the proposed exception area are not sandy: Coquille-Clatsop complex
soils are silty-clay. While it might be possible to grow cranberries in the exception area,
soil conditions are not ideal, and it is unlikely that cranberry production in the exception
area would be economically feasibie,

- Grazing beef cattle in the exception area is not currently a profitable agricultural activity,
although it is pursued by some esxception area landowners. Two land owners in the
exception area have stated that beef cattle are not profitable [5] [6]. Small-scale grazing is
pursued as a hobby in the exception area; larger-scale grazing is pursued in the hope that
beef prices will rse in the future enough to offset other trends: rising production costs;
price competition from imported beef; declining per-capita beef consumption; consolidation
in the beef purchasing market; and regulatory costs that fall disproportionately on small
producers.

Historically, the exception area produced grass seed and dairy products [4] [6]. Consolidation

in the dairy industry, as well as other factors notes above, preclude this historically successful

agricultural operation in the exception area. Other historically successful crops are no longer
feasibie in the exception area for the following reasons:
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- Grass seed was successfully produced in the exception area, and elsewhere in Clatsop
Counry, for many years. Much of the seed was colonial bentgrass (Agrosus fennuis).
Several factors lead to the demise of this crop in the exception area:
1. A nemarode infects bentgrass seed grown in the cool, damp coastal climare.
Nematodes are microscopic roundworms. The nematode does not infect bentgrass
grown in the Willamette Valley. Grass seed needs to be nematode-free to be cernifiad
at the highest grade, There is no practical way to remove infected seed from un-
infected seed, so bentgrass from the exception area can only be sold as a lower-grade
ssed, at a price lower than production costs. [4] [6] [7]
2. The loss of rail service in the region in the 1970s increased the cost of moving
seed to Willamette Valley markets. Competing seed is grown in the Willamette
Valley, where trausportation costs are lower, [6]
3. Grass seed yields are higher in the Willamette Valley than in the exception area.
Reasons for this include climate and soil fertility, [4]
4. (Grass seed production requires relatively expensive, specialized harvesting
equipment and storage facilities. A combine for harvesting bentgrass sesd costs
‘berween $200,000 and $300,000; a cost that can be justified on highly productive
farm land growing certified seed, but not on low-productivity land in small tracts
growing non-certified seed. [4] [7]
5. Nearly all of the certified seed grown in Oregon is grown in the Willamstte
Valley or east of the Cascades. Seed certification, authorized under ORS 633.620,
relies on a series of field inspections. Inspectors are not located in Clatsop County.
They are located in the seed-producing regions of Oregom: Benton, Malheur,
Clackamas, Marion, Crook, Momrow, Dougles, Polk, Gilliam, Sherman, Harney,
Umatilla, Jackson, Union, Jefferson, Wallowa, Klamath, Wasco, Lane, Washington,
Linn, and Yamhill counties. [7]

Mink pelts have been successfully grown in Clatsop County. At least one viable
ranch remains, located outside of the proposed exception area, Mink are not a viabie
product for farm land within the excepiion area because:

I. Mink production generates odors that non-farm neighbors are likely to find
objectionable. The proposed exception area has many non-farm neighboring
residences, and the prospect of more to come.

2, Mink demand has declined with changing fashions and consumer preferences.

3. Fur breeders in other regions have been the victims of acts of vandalism, This
threat increases production costs and acts as a dis-incentive to people considering
starting or continuing in the fur breading business.

4. High groundwaier and abundant rainfall make mink waste management more
expensive than in drier locations. The proposed exception area has high groundwarer
and abundant rainfall.

5. Mink ranching attracts nuisance animals, notably gulls,. Non-farm neighbors are
likely to find this objectionabie.

Peas were successiully grown in Clatsop County. They are no longer grown
commercially here because production has shifted to areas with better growing
climates; because there are no processing or storage facilities in the Cownty: aad
because plant diseases associated with our cool, moist climate result in lower yields,
Peas are not a feasible crop choice for the exception area for these reasons. [4] [6]

Flower bulbs were grown commerciaily in Clarsop County. They are a poor crop

choice for the exception area because of the distance to markets; distancs to the I-3
transportation corridor; cost competition from foreign producers; and poorly-drained
soil conditions in the exception area. [4] [6]
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The small size of the County's agricultural sector is linked to the lack of
agricultural support services in the County. The lack of developed markets, storage
facilities, processing plants, farm equipment and chemical suppliers, and transportation
infrasiructure in Clatsop County raises production costs relative to competing farms
with these services close at hand.

The Soil Survey of Clatsop County, Oregon 3] classifies soils in the exception area

as "Coquille-Clatsop Complex". The Soil Survey assigns this soil type a Land
Capability Class of IVw. The Land Capability Classification System shows, in a
general way, the suitability of soils for most kinds of field crops. Class I soils have few
limitations that restrict their use. Class VI soils have severe limitations that make them
generally umsuitable for cultivation. The Soil Survey describes Class IV soils,
including Coquille-Clatsop complex soils, as follows:
Class 1V soils have very severe limitations that reduce the choice of plants or that
require very careful management, or both, The Soil Survey adds a "w" modifier to its
classification of Coquille-Clatsop Soils. This means that too much water is the limiting
factor, Farm land in the exception area is diked former tideland. A system of dikes
protects this area from tidal inundation. Ditches and tidegates carry rumoff out of the
proposed exception area. Land in the exception area has a relatively high water table,
and (as noted above) soils in the exception area are poorly drained. These factors
combine to make many agricultural practices difficult, or prohibitively expensive;

It is difficult or impossible to move farm equipment onto fields within the
exception area for nearly half of the year becanse soils are saturated at the surface.

Animal waste products are more difficult to manage because of the potential for
causing ground-water or surface water pollution.

Most parcels in the exception area are too small to contribute to the County's or to the
state’s agricultural sector. A total of 16 families own land in the 246-acre proposed
exception area. The average tract size is about 15 acres. This is too small to
effectively manage for production of farm products. Omnly one of the tracts in the
proposed exception area is large enough to meet the 80-acre minimum lot size standard
in the County's EFU zone.

Small tracts ars not effectively manageable for farm use. This is recognized in
statewide planning goal 3 and its administrative rules. ORS 215.780(1)(a) establishes a
minimum lot size of 80 acres for creation of new parcels in the EFU zone, ORS
215.262(1) addresses the lot size issue:

The Legislative Assembly declares that the creation of small parcels Jor nonfarm
dwellings in exclusive farm use zones intreduces potential conflicts info commercial
agricultural areas and allows a limited number of nonfarm dwellings in exclusive farm
use zones. To protect the state’s land base for commercial agriculture Jrom being
divided into multiple parcels for nonfarm dwellings while continuing to allow a limited
number of nonfarm dwellings on less productive agricultural land not suirable Jor farm
use, it is necessary io:

(@) Limit the incrememial division of lots or parcels larger than the minimum size
established under ORS 213.780 into smaller lots or parcels for the purpose of creating
new nonfarm dwellings; and
(b) Allow a limited number of lots or parcels equal to or less than the minimum size
established under ORS 215.780 to be partitioned into not more than two parcels
unsuitable for farm use and eligible for siting nonfarm dwellings under ORS 215.284.
This demonstrates that the state policy of preserving farm land is not aimed at
small tracts in fragmented ownership, especially where non-farm dwellings

WiAPL\Periodic Rev\Comyp Plan Final Amendments Codified\Miles Crossing Exceptions
Goals 3-4 8-12-03.doc



predominate. Of the rwelve existing homes within the proposed exception area, ten ars
non-farm dwellings, based on the size of ths tract they occupy.

Nearby non-~farm dwellings make certain kinds of farm practices difficult to conduct,
especially those that generate odors. Spreading manure on fields in the proposed exception
area has generated complaints [6], Animal waste storage facilities also result in complaints
from neighbors [4]. The proposed rural commumnity - HRES eHERS
will resuit in addirional non-farm dwellings adjacent to the proposed exception aren. Farm
activities in the proposed exception area will be subject to more complaints.

Small parcel sizes; large numbers of non-farm residences: the lack of a substantial
agricultural sector in Clarsop County; poor soil quality within the exception area; the absence
of agricultural infrastructure; and drainage and flooding problems all support a conclusion
that land in the proposed exception area contributes relatively little to the agricultural
economy of the County or the state.

3.1.2

Including the proposed exception area in the Miles Crossing Sanitary Sewer District is more
efficient and cost-effective with respect to sewer service when compared to excluding.the
proposed exception arez. The Miles Crossing Sanitary Sewer Disirict is preparing to install a
sewage collection system within district boundaries, All of the proposed exception area is within
the sewer district's boundaries, A feasibility study prepared by KCM Inc. demonstraies that
without the exception area or some other additional land, projected costs associated with
‘Operating and managing the sewage system will be relatively high. Sewer distriet staff have
polled landowners in these other adjoining areas outside of the proposed exception area, and have
generally not found a high level of support for the district, or a need for sewage collection and
treatment. Consequently, the sewer district supports the inclusion of the proposed exception area
within the Miles Crossing — Jeffers Gardens rural COmMmUDIty.

The sewer district's lines will need to pass by the proposed exception ares whether it is
included or not. In particular, the district nesds to install & sewage collection line along Business
Route 101 (Alternate Highway 105.) Land in the proposed exception area on both sides of
Business Route 101 to the north of an industrially-zoned area could be served by this line at little
or no additional cost. Without this part of the proposed sxception area, the costs of maintaining
this line are spread among fewer rate-payers, Similarly, land in the proposed exception area is
located north and south of the Lewis and Clark School. Thenorth section is locared at the
southeast cormer of the Youngs River Road/Lewis & Clark Road intersection, will be adjacent to
sewage collection lines the district must install to serve lands that do not require an exception.
Without this part of the proposed exception area, the costs of maintaining this line are spread
among fewer rate-payers.

3.1.3

Including the proposed exception area within the Miles Crossing-Jeffers Gardens rural
community will aot increase conflicts between farm and non-farm activities becanse the proposed
exception area relies generally on nanral boundaries between farmland and non-farm activities,
These boundaries include:

+ Cook Slough forms the eastern boundary of the proposed exception area. Farm land in

the County's EFU zone lies to the east of Cook Slough.

+ An un-named slough forms part of the western boundary of the exception area. Farm

tand in the County's EFU zone lies to the west of this un-named slough.

These sloughs are relatively effective natural boundaries, affording some protection from
conflicts between farm and non-farm uses. For example, dogs in non-farm residential areas are
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unlikely to cross the slough and chase livestock. Other types of conflicts, involving odors, for
example, are not controlled by these natural boundaries.

3.1.4

Land in the proposed exception area is not part of the forest land base of either the County or the
state, nor does 1t contribute to the forest products industry. The proposed exception area is nsed
primarily for non-farm and non-forest uses, including residential and commercial activities, Farm
uses include low-intensity seasonal grazing, and production of hay.

315

Farest practices are not presently occurring on lands within the proposed exception area, nor are
they likely to occur in the future. Coquille-Clatsop complex soils are not listed in the Soil Survey
af Clatsop County, Oregon as being suitable for the production of forest tree species [3], The
reference document Land Evaluation of Forest Soils; Clatsop County, Oregon [9] omits Coguille-
Clatsop complex soils from its evaluation of soils suitable for timber production. There is no
evidence that the proposed exception area could be successfully managed for timber production.” -

3.1.6

Recreational opportunities associated with forest land (such as hiking, hunting, camping, fishing)
are not present on the proposed exception lands. These lands are privately-owned, so public
access for recreational opportunities is not available. The exception area is poorly suited for these
activities, There is no evidence that land in the proposed exception area could be successfully
managed for forest recreational aciivities. Waterways adjoining the exception area (Cooke
Slough, Knowland Slough and their tributaries) provide habitat for certain warm-water game fish
species [11]. However, water quality problems associated with untreated human sewage in these
sloughs limit recreational fishing opportunities.

3.7

Unlike some forest lands, the proposed exception area is not managed for soil, air, water, fish or
wildlife resources, except as noted in the following paragraphs.

Soil resources in the exception area are managed to improve drainage, to the extent they are
managed at all. Ditching, diking and drain tiles have been installed in the proposed exception
area in an attempt to prevent high groundwater from disrupting grazing, hay production, and both
farm and non-farm residential uses.

ATr resources are not actively managed in the proposed exception area. Vegetated farm land
provides a sink for carbon, part of greenhouse gases such as carbon dioxide. Timbered forest
lands also retain carbon.

Water resources in and adjacent to the exception area are affected by both farm and non-farm
activities, Runoff from farmlands can be contaminated with animal wastes and waste by-
products, and with agricultural chemicals. Residential runoff in the Miles Crossing ~ Jeffers
Gardens area is contaminated with human wastes associated with poorly functoning septic
systems. Water resources in and adjacent to the exception area are also affected by upstream
activities, and by activities higher in the watershed. The proposed exception will aiter this
situation by resulting in the installation of a sewsge—irestment-and collection gystem in the
proposed Miles Crossing Sanitary Sewer District, and by the eventual phase-out of apricultiural
practices on most lands in the exception area.

Fish resources in and adjacent to the exception area are affected by both farm and non-farm
dctivities. Fish populations are also affected by activities outside of the proposed exception area.
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Runoff from farmlands can be contaminated with animal wastes and and waste by-products, and
with agricultural chemicals. This can degrade water quality, and harm fish habitar, Residential
runoff in the Miles Crossing — Jeffers Gardens area is contaminated with human wastes
associaied with poorty functioning septic systems. This also degrades water guality and harms
fish habitat, Fish resources in and adjacent to the exception area are also affected by upsoeam
aciivities, by activities higher in the watershed, and by factors unrelated to the proposed
exception, In particular, endangered and threatened salmon species in the estuarine water
adjoining the proposed exception area are, for the most part, suffering from the effects of off-site
activities (hydroeleciric dams, for example). The proposed exceprion may have a beneficial
impact on fish resources due to the installation of a sewage featment-and-collection system in the
proposed Miles Crossing Sanitary Sewer District, and the aventual phase-out of agricultural
practices on most lands in the exception area.

3.2 Areas which do not require a new exception caunot reasonably accommodate
the use (OAR 660-04-20(2)(b))

Altemnative areas for residential, commercial and industrial uses planned for the Miles Crossing —
Jeffers Gardens rural community cannot reasonably accommodate these uses. These alternative
areas, and the reasons for this conclusion, are described below.

3.2.1 Urban areas within the Astoria UGH:

Commercial, residential and industrial. uses planned for the exception area might be
accommodated within the Astoria UGB, located north of the proposed exception area, However,
the UGB cannot reasonably accommodate these uses because:
+ Astoria has a limited supply of vacant buildable commercial land, and has not approved
Tecent requests to expand iis commercial zoning.
- The type of commercial uses in Clatsop County's rural areas are differsnt than
commercial uses in the Astoria UGB, Rural commercial nses tend to be more land intensive
than urban commercial uses that could be accommodated within Astoria’s UGB, and are
more sensitive to land costs,
+ The Astoria UGB includes limited areas of industrial zoning. A site in northeast Astoria
is limited to light ndustrial uses. Other industrially-zoned parcels within the Astoria UGB
are limited {0 marine industrial uses.
+ The type of industrial use typically occurring in Clatsop County's rural communities
differs from that occurring within the Astoria UGB. In general, rural industrial uses are
more land-intensive than urban industrial uses, and are more sensitive to land costs,
+ Astoria contains some vacant buildable residential areas. Tentative populations prepared
by CREST [10] indicate that Astoria is likely to grow by slightly less than one percent
apnually during the 20-year planning horizon ending in 2020, This assumed growth rate,
plus growth rates for other cities in the County, and for the County as a whole, means that
the unincorporated County will need to absorb more than 500 additional people, ar about
250 more additional dwelling unifs, during the twenty year planning horizon ending in
2020. Some of this can be accommodated in other rural communities, but the proposed
Miles Crossing-Jeffers Gardens rniral community is well positioned to accommodate a large
share of this growth,

3.2.2 Urban areas within the Warrenton Urban Growth Boundary:
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Commercial, residential and industrial uses planned for the exception areaz might be

accommodated within the Warrenton UGB, located west of the proposed exception area.

However, the Warrenton UGB cannot reasonably accommodate these uses for several reasons:
- The Warrenton UGB contains large tracts of land in commercial zones; however, many
commercially-zoned vacant buildable lots in the Warrenton UGB contain wetlands under
the jurisdiction of the US Armmy Corps of Engineers and the Oregon Division of State
Lands. Because of the additional regulatory requirements imposed by these agencies, and
uncertainties associated with their permit processes, some of this commercially-zoned land
within the Warrenton UGB is not available for commercial development.
- Industrially-zoned land at the Airport Indusirial Park in Warrenton could accommodate
some of the industrial uses likely to locate in the exception area. At the present time, the
industrial park cannot meet fire flow requiremnents for some types of industrial buildings. In
addition, the industrial park's owner (the Port of Astoria) will lease but not sell land in the
park, limiting the kinds of tenants who can locate there. . :

+ The indnstrially-zoned North Coast Business Park is in Wanenton. This land cannot
.reasonably accommodate commercial or industrial development proposed for the exception
area because of pending enforcement action by the US Army Corps of Engineers
concan'ﬁng possible wetland permitting problems associated with the access road.

The Warrenton UGB contains large tracts of vacant land in residential zones; however,

many vacant residentially-zoned buildable lots contain wetlands under the jurisdiction of
the US Army Corps of Engineers and the Oregon Division of State Lands. Because of
additional regulatory requirements imposed by these agencies, and uncertainties associated
with their permit processes, some of this vacant, residentially-zomed land within the
Warenton UGB is not available for residential development.
- Warrenton contains some vacant buildable residential lands, Tentative population
forecasts prepared by CREST [10] indicate that Warrenton is likely to grow slightly more
than ome percent annually during the 20-year planning horizon ending in 2020. This
assumed growth rate, plus growth rates for other cities in the County, and for the County as
2 whole, means that the unincorporated County will need to absorb more than 500
additional people, ar about 250 more additional dwelling wmit, during the twenty year
planning horizon ending in 2020. Some of this can be accommodated in other rural
communities, but the proposed Miles Crossing-Jeffers Gardens rural community is well
positioned to accommodate a large share of this growth.

3.2.3 Urban areas within the Gearhart Urban Growth Boundary:

The Gearhart UGB contains vacant, buildable land in commercial and residential zones.
However, these areas cannot reasonably accommodate commercial, industrial or residential
development planned for the exception area for the following reasons:
- Gearhart lacks a sewer system, and insiead relies on individual subsurface wastewater
disposal systems, This practice limits residential, commercial and industrial development
opportunitiss in the Gearhart UGB.
+ The northern extent of the Gearhart UGB is located about ten miles south of the
exception area. For some uses this distance is not a barrier. Other types of uses are more
location-sensitive, The Gearhart UGB cannot reasonably accommodate location-sensitive
land uses that require & north-county location,
- The type of commercial uses typically occurring in Clatsop County's rural areas differ
somewhat from those occurring within the Gearhart UGB. In general, rural commercial uses
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are more land intensive than urban commercial uses that could be accommodated within
Gearhart's UGB, and are more sensitive (o land costs.

+ Gearhart contains some vacant buildable residential lands, Tentative populations prepared
by CREST [10] indicate that Gearhart is likely to grow by slightly more than one percent
annually during the 20-year planning horizon ending in 2020. This assumed growih rate,
plus growth rates for other cites in the County, and for the County as 2 whole, means that
the unincorporated County will need to absorb more than 500 additional people, or about
250 more additional dwelling units, during the twenty year planning horizon ending in
2020, Some of this can be accommodated in other rural communities, but the proposed
Miles Crossing-Jeffers Gardens rural community is well positionsd to accommodare a large
share of this growth.

3.2.4 Areas outside of the proposed Rural Community:

Rural exceprion areas exist outside of the proposed rral community boundary. These aress
contain vacant, buildable land in commercial, indusirial and residential zonss. However, these
areas cannot reasonably accommodare commercial, industrial or residential development planned
for the exception area for the following reasons: S -
- The level of public facilities and services needed for some kinds of commercial and
industrial development can only be provided within a rural community boundary, or within
aUGB.
- Residential minimurm lot sizes in these areas are likely to increase, from a mix of one,
two and five acres under present zoning, to a mix of lot sizes ranging from two acres to five
acres. This means that fewer homes can be accommodated in existing exception areas.
+ 'The recent public invesmment in a new school building, and in a new water filtration
plant, and the planned investment in sewer collection and-restrnent-facilies—can be most
efficiently used if development occurs where the services provided by these investments
can be used. The proposed exception area is within the service boundaries for the Astoria
"School District, the Youngs River-Lewis & Clark Water District, and the Miles Crossing
Sanitary Sewer Service District,

3.2.5 Existing exception areas within the proposed rural community boundary:

Existing exception arsas within the proposed Miles Crossing-Jeffers Gardens rural COmmuUnity

cannot accommodate all of the additional residential, commercial and industrial growth planned

for the exception area for several reasons:
+ Most of the proposed exception area is undsveloped, and has few if any physical
obstacles for new residential, commercial or indusirial development. This is in contast
with the already developed parts of the proposed rural community, which have an existing
overlay of driveways, buildings and other elements of the built environment to which new
development worl must conform,
- An existing industrial area within the proposed rural community boundary, located along
the east side of Business Highway 101 north of the Youngs River Road and the Lewis &
Clark Road intersection, can be expanded to the north, into the proposed exception area,
without creating any new residential-indvsirial conflicts. Other areas with potential for
industrial development within the proposed rural community that do mot require an
exception would adjoin existing residential areas. Using these areas would avoid the need to
take an exceprion, but would increase the likelihood of residential-industrial conflicts.
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3.3 Long-term environmental, economic, sociai and energy consequences (OAR
660-04-20(1)(c))

The County must find that the following criteria are met in order to approve this exceptior:
The long-term environmental, economic, social and energy consequences resulting from the
use ar the proposed site with measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the same proposal being located
in other areas requiring a Goal exception. The exception shall describe the characteristics
of each alternative areas considered by the jurisdiction for which an exception might be
taken, the fypical advantages and disadvantages of using the area for a use not allowed by
the Goal, and the typical positive and negative consequences resulting from the use at the
proposed site with measures designed to reduce adverse impacts. A detailed evaluation of
specific alternative sites is not required uniess such sites are specifically described with
Jacts to support the assertion that the sites have significantly fewer adverse impacts during
the local exceprions proceeding. The exception shall include the reasons why the
conseguences of the use at the chosen site are not significantly more adverse than would
-typically result from the same: proposal being located in areas requiring .a goal exception
other than the proposed site. Such reasons shall include but are not limited to, the facs
used to determine which resource land is least productive; the ability to sustain resource
uses near the proposed use; and the long-term economic impact on the general area caused
by irreversible removal of the land from the resource base. Other possible impacis include
the effects of the proposed use on the water table, on the costs of improving roads and on

the cOSIS To specidal service disiTicis.
These criteria are addressed in the following subsections.

3.3.1 Environmental consequences:

The long-term environmental consequences resulting from the exception are not significantly
more adverse than would typically resuit from the same proposal being located in other areas
requiring a Goal exception. Facts supporting this conclusion are discussed below.
Water qualify: Residential, commercial and industrial development within the proposed
exception area is not likely to have significant water quality impacts because:

All new development will be served by sanitary sswers;

Existing County regulations controlling soil erosion and establishing riparian
setbacks help mitigate some of the water quality impacts of new development;

Residential, commercial and industrial development in the proposed exception
area will displace grazing, which will reduce water quality impacts associated with
farm animal waste. -

Air quality: Residential, commercial and industrial development within the proposed
exceptions area is not likely to have significant air quality impacts becanse:

All air emissions associated with new industrial development in the exception
area will be required to meet current air quality regulations;

The exception area, like all other lands in Clatsop County, is not listed s a "non-
attainment" area with respect to air quality standards by the Oregon Department of
Environmental Qnality.

Air emissions from automobile and truck transportation associated with the
exception area are the same as would be expected from other potential exception areas
in the County. The proposed exception area is closer to Astoria than some other
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possible exception areas, which may help minimize travel distances, and thus
minimize transportation-related air emissions.

Qdars associated with farm animal waste are likely to be reduced as a result of
the exception as grazing and associated acrivities are replaced by non-farm activiries
In the proposed exception area.

Fish and wildlife habitat: Residential, commercial and industrial development within the
proposed exception area is not likely w have significant impacts on fish or wildlife habiat
because:

Fish habitat within the exception area is found in Cooks Slough, Knowiand
Slough and their un-named tributariss. Because of low dissolved OXygen levels and
seasonally-clevated water temperamre, fish are probably limited to species such as
large-mouth bass, brown bullhead, yellow perch, bluegill, warmouth, catfish, and
crappie [11]. The County can enforce sethacks from these sloughs to minimize
impacts of new development on fish habitat

Nearby waters of the Columbia River Bsmary includes habitat for many fish
species [10], including threatened or endangered salmon species.  Commercial,
residential or indusmial development in the exception area could impact esmarine fish
habitat by degrading warer quality. This impact is.unlikely to be any worse in-the:
proposed exception area than it is in any other potential exception area because (1)
new development in the exception area will be served by a proposed sanitary sewer:
(2) existing Counry regulations governing riparian setbacks and erosion contro] will
be imposed on new development in the exception area; and (3) development in the
exception area will result in a reduction of grazing, which should reduce animal waste
runoff entering the estuary. '

Wildlife habitat in the proposed exception area is Hkely to be impacted by new
residential, commercial and industrial development; but this impact is unlikely to be
significantly greater than it would be in other potential exception areas because (1) the
proposed exception area has not been identified as providing éxceptional or
significant habitat for any wildlife species; (2) wildlife habitat in the proposed
exception area Is limited by surrounding nom-farm development; and (3) land
management practices in the proposed exception area lower its value for wildiife
habitat by, for example, removing brush and trapping nuisance animals. '

Noise: Residential, commercial or industrial development within the proposed exception
area may increase noise levels, but this environmental impact i3 mot likely to be
significantly greater in the proposed exception area than it would be in alternative eXception
areas because:

Noise from the operation of motorized farm equipment is likely to be
substantially replaced by noises associated with non-farm equipment in residential,
commercial and industrial developments planned for the proposed exception area.

Animal noise associated with farm activities in the proposed exception area is
liksly to be replaced by animal noises from, for example, barking dogs in residential
development,

Other environmental consequences: Environmental impacts associated with solid waste
disposal, toxic substances, and global warming are not likely to be substantially different in
the proposed exception area than in any other alternative exception area.

Based on this information, the County can conclude that the long-term environmental
consequences resulting from residential, commercial and industrial development in the
proposed exception area are not significantly more adverse than would typicaily result from
the same development being located in other areas requiring an sxception.
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3.3.2 Economic consequences:

The long-term economic consequences resulting from the exception are not significantly more
adverse than would typically result from the same proposal being located in other areas requiring
a goal exception. Findings supporting this conclusion are discussed here. Potential econormic
consequences of residential development in the proposed exception area include the following:
» Land values are likely to rise because the per-acre value of agricultural land in Clatsop
County is less than the value of residential, commercial or industrial land, other factors
being equal.
+ The total value of all agricultural products sold from Clatsop County may drop slightly as
a result of the proposed exception, If agricultural production per acre in the exception area
were the same as the County-wide average, based on the 1997 Census of Agriculture, the
loss could be as high as about $60,000 annually (1997 dollars) [2]. This figure is probabiy
high because farm production within the exception area is probably lower than average
farm production county-wide because the exception area does not include any high-value
dairy farms. It may be possible to find an alternative exception area with lower production
value, and thus a smaller. impact on overall County agricultural .production, but there is no
evidence that alternative exception areas would significantly reduce this potential loss,
* Total operating costs faced by rate-payers in the Miles Crossing Sanitary Sewer Service
District are likely to be higher as a result of the proposed exception; however, these costs
will be spread over more rate-payers and the cost faced by individual rate-payers is likely to
be lower with the proposed exception. Other alternative exception areas could not
participate in the cost-spreading oppormnity afforded by the proposed exception area.
- Infrastructure maintenance costs are likely to increase as a result of residential,
commercial and industrial development in the proposed exception area. There is no reason
to believe that this effect will be substantially different in the proposed exception area as
compared to alternative exception areas.
Based on this information, the County can conclude that the exception's long-term economic
consequences are mot significantly worse than would typically result from the same proposal
being located in other areas requiring a Goal Exception.

3.3.3 Social consequences:

The long-term social consequences resulting from the exception are not significantly more

adverse than would typically resuit from the same proposal being located in other areas requiring

2 Goal exception. Findings supporting this conclusion are discussed here.
Population growth: New homes are likely to be built in residentially-zoned parts of the
exception area. This will result in more families living in the Miles Crossing-Jeffers
Gardens area than at present, and may result in changes in the social setting in this rural
community. This is unlikely to be significantly worse than in other alternative exception
areas because the Miles Crossing-Jeffers Gardens area already accommodates a relatively
large rural residential population; the area is well-served by infrastructure and services
needed to accommodate residential developrment; and the area is close to existing residential
population centers (Astoria and Warrenton). Additionally, new residential construction is
subject to development standards that, to a limited extent, help minimize social disruption.
Examples of these standards include yard setbacks and height limits,
Commercial activity: New commercial development is likely to occur in commercialty-
zoned parts of the proposed exception area. This will result in more commercial activity in
the Miles Crossing-Jeffers Gardens area than at present, and may result in changes in the
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social setting in this rural community, This is unlikely to be significantly worse than in
other alternative exception areas because the Miles Crossing-Jeffers Gardens area already
has a relatively large and well-established commercial district; the area is well-served by
infrastructure and services needed to accommodate commercial development; and the area
is close to existing commercial centers (Astoria and Warrenton), Standards for new
commercial development limit store sizes so as to exclude large retail buildings, This
development standard will help minimize negarive social consequences that might arise
from large-scaie commercial development.
Indusirial development: New industrial development is likely to take place in
industrially-zoned parts of the exception area. This will resuit in more industrial activity in
the Miles Crossing-Jeffers Gardens area than at present, and may cause changes in the
sacial setting in this rural community, This is unlikely to be significantly worse than in
other alternative exception arcas because the Miles Crossing-Jeffers Gardens area has
existing industrial uses; the area is well-served by infrastruciure and services needed to
accommodaie industrial development; and the area is relatively close to existing industrial
development in Astoria and Warrenion. Standards for new indusirial development limit
building sizes 50 as to exclude large industrial buildings. This development standard will
help minimize negative social consequences that might arise from-large-scale -industrial
development,
Loss of farm land: The proposed exception will result in the loss of open farm land, The
open space afforded by this farm land may provids social benefirs to surrounding residents,
and for visitors passing through the exception area. There is no evidence that the proposad
exception area provides this kind of social bensfit to a significantly greater degree than do
alfernative exception arsas. If this social consequence exists, it is likely to be roughly
proportional to the number of people who pass the site, plus the number of surrounding
property owners who benefit from adjoining farm land. Some alternative exception sites,
such as farm land on the east side of Highway 101, south of Warrenton, have substantially
‘more passing traffic than does the proposed exception site. Other alternative excaption sites
may have less. Overall, there is no evidence that the proposed exception area will resuit in
this kind of negative social consequencs to a significantly greater degree than any other
alternative exception area.

Based on this information, the County can conclude that the long-term social Consequences

resulting from the exception are nat significantly more adverse than would typically result from

the same proposal being located in other areas requiring a Goal exception.

3.3.4 Energy consequences:

Long-term energy consequences resulting from the proposed exception are not significantly
worse than would typically result from the same proposal being located in other areas requiring a
Goal exception. This conclusion is supported by the following findings:
+ No known energy resources (such as oil or gas fieids, geothermal resources, hydroelectric
generating capacity, or coal deposits) ara located in the exception area,
+ Energy consumption may change 25 a result of residential, commercial, and industrial
development, These uses typically consume more energy per acre than do low-intensity
agricuitural uses. However, this change is unlikely to be substantially greater than it would
be at alternative exception areas.
- Energy distribution requirements are likely to change as a result of development within
the proposed exceprion area. The proposed exception area is relatively near large-capacity
electricity transmission lines. Northwest Natural has tentatively indicated that they will
install natural gas lines in parts of the exception area as sewer lines are installed. Other
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alternative exception areas may have similar advantages with respect to energy
transmission. There is no evidence that the proposed exception area is significantly worse
with respect to energy ransmission than any other potential exception area.
- Waste products resulting from energy production are unlikely to be more difficult to
manage as a result of the proposed exception than would be the case if an alternative
exception site were chosen,
Based on this, the County can conclude that long-term energy consequences resulting from the
proposed exception are not significantly more adverse than would typically result from the same
proposal being located in other areas requiring a Goal exception.

3.3.5 Conclusion (Long-term environmental, economic, social and energy
consequences):

Based on the findings in preceding pages, the County concludes that long-term environmental,
economic, social and energy consequences resulting from the uses allowed within the proposed
rural community on the proposed exception area are not significantly more adverse than would
typically result from the same proposal being located in other areas requiring a Goal exception.

3.4 Compatibility with adjacent uses (OAR 660-04-05(1)(d))

OAR 660-04-20(2)(d) reads as follows:

(d) "The proposed uses are compatible with other adjacent uses or will be so rendered
through measures designed to reduce adverse impacts.” The exception shall describe how
the proposed use will be rendered compatible with adjacent land uses. The exception shall
demonstrate that the proposed use is situated in such a manner as to be compatible with
surrounding natural resources and resource management or production practices.
"Compatible" is not intended as an absolute term meaning no interference or adverse
impacts of any type with adjacenr uses.

Proposed uses in the exception area include commercial, industrial and residential uses as
allowed in a rural community under OAR 660-22-30. The distribution of these uses is shown on
the proposed Miles Crossing- Jeffers Gardens rural community ZOLiNg mEp.

Adjacent uses within the Miles Crossing — Jeffers Gardens rural community are generally the
same as proposed for the exception area: a mix of residential, commercial and indnstrial uses.
Sanitary sewer service will allow the Miles Crossing — Jeffers Gardens area to develop more
densely than it has in the past, so future residential development is likely to be more dense than
existing residential development, Several development standards help assure compatibility:

+ New commercial buildings are limited to 4,000 square feet.
- New industrial buildings are limited to 10,000 square feet.
- Residential lot sizes can be no smaller than 7,500 square feet.

Clatsop County finds that proposed uses in the exception area are generally compatible with
uses on adjacent lands within the proposed rural community boundary.

Adjacent uses outside of the proposed rural commumity boundary include small-scale
farming; small-scale forestry; estuarine waters and wetlands in Youngs Bay; and non-estuarine
wetlands and waters. These adjacent uses are addressed in the following paragraphs.

3.4.1 Adjacent farm use:
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Land in the EFU zone is located adjacent to parts of the proposed exception area. Farm uses on
these lands include grazing, production of hay. Potentially incomparible activities associated with
these farm uses include animal waste management, harvesting activities, and application of
chemicais,

Canflicts between residential development and some of these farm uses have occurred, and
are likely to recur. The proposed exception area is physically separated from scme adjoining
farm land by Cook Slough, and by other un-named sloughs. This natural buffer can mitigate
some conflicts, but not others. Odors associated with manure spreading, for example, are
unlikely to be affscted by these natural huffers.

It may not be possible to guarantee absolute comparibility between, adjoining farm and non-
farm residential uses. The applicable administrative ruls (QAR 660-04-20(2)(d)) does not Tequire
the complete absence of interference or negative impacts. The County should concinde that
measures to avoid conflicts hetween adjoining farm uses have been incorporated into the
proposed rural community boundary and ordinances, and that compatibility can be achieved to
the extent possible using land use planning measures,

3.4.2 Adjacent forest use:

Land designated as forest land in the County's comprehensive plan is located adjacent to a portion
of the exception arca (see the attached proposed Miles Crossing — Jeffers Gardens zoning map.
Forestry-related activities on these lands are small-scale in nature, and may include timber
harvesting, thinning, application of chemicals, and slash disposal.
The County relies on the following measures to ensure compatibility between adjoining
foresiry uses and residential, commercial and industrial uses within the exception area:
+. Relatively little of the proposed exception area adjoins forest lands. '
- Oregon Forest Practices Act and its administrative rules include provisions to avoid
conflicts between forestry and adjoining non-forest uses.
+ Clatsop County's development code includes a 50-foot sethack from adjoining resource
zones (including land in forest zones) for new structures.
The County should conclude that measures to avoid conflicts between adjoining forest uses
have been incorporated into the proposed rural community boundary and ordinances, and that
comparibility can be achieved to the extent possible using land use planning measures.

3.4.3 Adjacent estuarine uses:

Portions of the proposed exception area adjoin Youngs Bay, part of the Columbia River
Estuary, Compatibility between estuarine resources and proposed uses in the exception area can
be achieved with the following measures:

+ Relatively little of the proposed exception area adjoins estuarine areas.

» Clatsop County's code includes development standards for estuarine shorelands thar

minimize conflicts in favor of protecting the estuarine resource.

- Except for uses in the existing Marine Industrial zone, none of the proposed land vses in

the exception area are water-dependent or water related. Because of this, a location aver

the water or in the estuarine shorelands boundary is not permitted.

Based on this, the County finds that compatibility betwsen estuarine resources and
proposed uses within the exception area will be achieved to the extent possible using land use
planning.

3.4.4 Adjacent non-estuarine wetlands and waters:
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Sloughs adjoin parts of the exception area. These sloughs are waters of the United States. Most
new development is prohibited in these water. Additional regulations imposed by the US Army
Corps of Engineers, Oregon Division of State Lands, and the Oregon Department of
Environmental Quality assure that most new land uses in and adjoining these waters are
consistent with maintenance of water quality standards. The County imposes setbacks from these
waterways that help avoid conflicts between development and these aquatic resources. Clatsop
County finds that conflicts between non-estuarine aquatic resources and proposed residential,
commercial and industrial development in the exception area are avoided to the extent possible
using land use planning measures and related environmental programs.

3.4.5 Conclusion: Compatibility with adjacent uses

Clatsop County finds that proposed residential, commercial and industrial nses planned for the
exception area compatible with other adjacent uses or will be so rendered through measures
designed to reduce adverse impacts.
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Exceptions Document Miles Crossing and Jeffers Gardens,

Appendix A - List of Properties in the Exception Arsa

The following properties have been revised based on Ordinance 310 to amend the zoning map
for Miles Crossing and Jeffers Gardens in conformance with OAR 660 Division 22 requirements,
The changes modify certain lands and limit the &xceptions area to portions of tax lots listed below
and as shown on the Rural Community Plan and Zoning Map. Portions of tax lots that are listed
below represent a modification of Ordinance 02-06. The acreage listed represents a portion of a
tax lot and are only approximations, Refer to the zoning map for an accurate boundary description
of the portion of the tax lot included within in the Rural Community. The remaining portion of a
these tax lots are zoned Exclusive Farm Use. For a more accurate legal description of the
boundaries refer to the Miles Crossing Senitary Sewer District annexation documentation as
recorded in the County Clerks records.

8-9-19-DA-200; 5 acres; John/Pania Dean includes approximately five acres of land where the
residential use occurs on the northern most portion of the tax lot, refer to zoning map,
8-0-19-DC-300; 3.42 acres; Robert/Nancy Jacobson. =

8-9-19-DC-380; 6.41 acres; Nestor Leino, James River Timber Company

8-9-19-DD 300; 2.02 acres; Reikkola famnily plus up to 600 north of tax lot 300’s southern
boundary line, refer io zoning map.

8-9-19-DD 700; .75 acres; Nestor Leino from edge of Highway 101 right- of -way west 370",
refer to zoning map

8-9-19-DD B00; 0.17 acres; Gordon Haginnd

8-9-19-DD 900; 5 acres; Nestor Leino a portion east and perpendicular to the west boundary line
of tax lot 700, refer to zoning map

8-9-19-DD 901; 1.00 acres: Norman/Tudith Shatto

§-9-19-DD 1000; 3.00 acres; Larry/Deanna Helligso from the edge of Highway 101 right-of-way
west 370 feet, refer to map.

8-9-20 900; 0.97 acres; John/Carol Folk

8-9-20 1000; 1.2 acres; John/Carol Folk

8-9-20 1100; 0.3 acres; Paul White

8-9-20 1200; 1.00 acres; John/Carol Folk

8-8-20 1300; 2.7 acres: John/Caro] Folk

8-9-20 1401; 5.00 acres; Reikkola family

8-9-29 900; 0.61 acres; Jimmie/Sheila Pierce

8-8-29 901; 17.6¢ acres; Charles/Marion McBride

8-9-20 802; 5.92 acres; Charles/Marion McBride

8-5-29 903; partial - about 3 acres; Neal/Enola Baeten

8-9-20-904; partial — about 12 acres Richard Lee, refer to zoning map

8-9-29 905; 2,28 acres: Michael/Mary Warren

8-0-29 907; .25 acres

§-9-129-008; .37 acres

8-0-20 1000; 3.22 acres; Charles/Marion McBride

8-8-29 1101; 7.9 acres; Richard/Mary Kettlekamp, Darlene/Michael Koskela

8-9-29 1200; partial - about 16 acres; Richard Lee, refer 1o Zoning map

8-9-30 B00; 6.95 acres; Robert/Nancy Jacohsen

8-5-30 900; 12.87 acres; Thomas/Suzanne Iverson

8-0-30 1000; partial - about 24.3 acres Richard Lae, refer to zoning map

8-5-18-DD; 3.9 acres of road right-of-way

8-8-20; 4.1 acres of road right-of-way
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8-9-30 1700; 12.97 acres Astoria School District
8-9-30 1800; 24.8 acres Astaria School District
8-9-30-1500: 20.18 Warrla
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Exception Document Miles Crossing Jeffers Gardens
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Exception to Goals 3 and 4 for the Lewis and Clark School, in
the Miles Crossing-Jeffers Gardens Rural Community

19 November 2002
Portion of Ordinance 03-10

1. Summary

This document contains findings justifying an exception to Statewide Planning Goals 3 and 4. An
exception is needed to include forest land within the proposed boundaries of the Miles
Crossing-Jeffers Gardens rural community; and to allow non-forest uses and densities in the
exception area. e

The proposed Miles Crossing-Jeffers Gardens mural community covers about 860 acres. Most
of this land was subject to an exception adopted by the County in 1982. Also included is a tract
covering about 37.15 acres occupied by the Lewis and Clark School, and in the County's
Agricultural-Forest (AF) zope. It is this land thar is the subject of this proposed exception. The
tract consists of two tax lots: 8-9-30-1700 (12.97 acres) and 8-9-30-1800 (24.18 acres).

Oregon Administrative Rules (OAR) chapter 660, division 22, contains rules and
requirements governing the establishment of rural communities, Inciuding farm or forest land
within rural community boundaries is prohibited except under relatively narrow circumstances
(CAR 660-022-0020 (3) and (4)). Clatsop County is taking this exception to the forest lands goal
(statewide planning goal 4) and the agricultural lands goal (statewide planning goal 3) for about
24.65 acres of AF-zoned land within the proposed rural community boundary. This land will then
meet the criteria in OAR 660-22-20(3)(a), allowing exception areas to be included in rural
communities.

Exceptions to the statewide planning goals are govemed by ORS 197.732; OAR 660-04; and
statewide planning goal 2. This document includes findings as required under thess statutes and
administrative rules,

2. Exception Requirements

2.1 Statewide Planning Goals

This is an exception to statewide planning goals 3 and 4.
Statewide planning goal 4 addresses forest lands. The goal is:
To conserve forest lands by maintaining the Jorest land base and to protect the state's Jorest
economy by making possible economically efficient Jorest practices that assure the
continuous growing and harvesting of forest tree species as the leading use on forest land
consistent with sound management of soil, air, water, and fish and wildlife resources and 1o
provide for recreational opportunities and agriculture.
Statewide planning goal 3 addresses agricultural lands, The goal is "To preserve and
maintain agricultural lands.” Land included in this exception has been designated in Clatsop
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County’s acknowledged comprehensive plan as forest land, and placed in the County's AF zone.
This proposed exception is to staiewide planning goal 4. Exceptions to goal 4 are authorized
under QAR 660-04-10(1)(a).

The subject property is not designated as agricultural land in the County's comprehensive
plan, nor is thers any evidence that it qualifies as farm land under starewide planning goal 3.
Nonetheless, this goal exception includes an exception to goal 4 and to goal 3, to allow uses and
densities not allowed on agricuitural lands under statewide pianning goal 3.

The proposed exception area includes resources and feanures coversd by other statewide
planming goals, such as wetlands (goal 5); wildlife habitat (goal 3); and public facilities and
services (goal 11). This goal exception does mot exempt the subject property from the
requirements of these other statewida planning goals,

2.2 Exception Criteria

An exception is a decision to exclude certain land from the requirements of one or more
applicable statewide goals. Exceptions to the statewide planning goals are authorized under ORS
197.732, OAR 660-04, and statewide planning goal 2. Exception requirements -are described
below,
Oregon Revised Statutes (ORS) 197.732(1) establishes three diffarent types of exceptions:
+ 2 "physically developed" exception (ORS 197.732(1)(a));
- an "irrevocably committed" exception (ORS 197.732(1)(b)); and
* & "reasons” exception (ORS 197.732(1)(e)).
This proposed exception is a "physically developed" exception. ORS 197.732(1)(a) contains
requirements for this kind of goal exception:
(1) A local government may adopt an exception 1o a goal if-
{a} The land subject 1o the exception is physically developed 1o the extenr thar it is no
longer available for uses allowed by the applicable goal.
Statewide Planning Goal 2 establishes requirements for exceptions. Part I(a) is applicable to
this-proposed exception, and is identical to ORS 197.732(1)(a), cited above,
Oregon Administrative Rules (OAR) chapter 660, division 4, establishes rules for exceptions.
OAR 660-04-000(2) and QAR 660-04-03(1) provide general definitions of an excepiion:
An exception is a decision to exclude certain land from the requirements of one or more
applicable starewide goals in accordance with the process specified in Goal 2, Parr [T,
Exceptions, The documentation for an exception must be set forth in a local government's
comprehensive plan. Such documentation musr support a conclusion that the standards for
an exception have been mei. The conclusion shall be based on Jindings of fact supporied by
subsiantial evidence in the record of the local proceeding and by a starement of reasons
which explain why the proposed use not allowed by the applicable goal should be Drovided
Jor. The exceptions process is not to be used to indicate that a jurisdiction disagrees with g
goal. (OAR 660-04-000(2))
An "Exception" is a comprehensive plan provision, including an amendment to an
acknowledged comprehensive plan, thar:
(a) Is applicable to specific properties or situations and does not establish a Dplanning
or zoning policy of general applicabiliry;
{(b) Does not comply with some or all 8oal reguirements applicable 10 the subject
properties or situations; and
(¢} Complies with the provisions of this Division. (OAR 660-04-05(1))
OAR 660-004-0025 establishes exception requirements for land physically developed with
uses not allowed by the goal:
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{1} A local government may adopt an exception to a goal when the land subjecr to the
exception is physically developed to the extent that it is no longer available for uses allowed
by the applicable goal.

(2) Whether land has been physically developed with uses not allowed by an applicable
Goal, will depend on the situation ai the site of the exception. The exact nature and extent
of the areas found to be physically developed shall be clearly set forth in the Jjustification
Jor the exception. The specific area(s) must be shown on a map or otherwise described and
keyed to the appropriate findings of fact. The findings of fact shall identify the extent and
location of the existing physical development on the land and can include information on
structures, roads, sewer and water facilities, and utility facilities. Uses allowed by the
applicable goal(s} to which an exception is being taken shall not be used to Justify a
physically developed exception.

These requirements are addressed in the following sections.

3. Findings

Tax lots 1700 and 1800 are physically developed to the extent that they are no longer available
for uses allowed by goals 3 or 4. Reasons supporting this conclusion are;
- A school building and associated facilities have occupied this site for more than ninety
years.
- The old school was razed in 2002, and a new school building was constructed on the site,
opening in the fall of 2002.
- The site is served by water (Youngs River-Lewis & Clark Water District) and fire
protection (Lewis & Clark Rural Fire Protection District).
- The site 15 within the Miles Crossing Sanitary Sewer District, and will soon be connected
to the District's wastewater collection system.
- Site owners, the Astoria School District, do not manage the proposed exception area, or
any of their lands for forestry or agriculture.
- The site's small size prevents it from being efficiently managed for commercial forestry.
- Existing residential development in the area, and planned residential development
densities within the proposed Miles Crossing-Jeffers Gardens rural community, conflict
with commercial forestry activities,
- Management of the school site for public education conflicts with some aspects of
commercial timber management activities
These conclusions are supported in the following paragraphs.

3.1 A school building and associated facilities have occupied this site for more than ninety years,

A school was built on this site in 1904, and the site has been continuously used for public
educationa! purposss since then. The site has not been used for farm or forest uses since a school
was built.

3.2 The old school was razed in 2002, and a new school building was constructed on the site, opening
in the fal of 2002.

Voters in the Astoria School District passed u $22 million bond measure in 1999. Complete
replacement of the existing Lewis & Clark School was one of several projects financed by the
bond. The new school was completed in the fall of 2002. The site could have been abandoned
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and returned to forest use by the School Dismict. Instead, the District decided to continue using
the site for a school due to its location and the availability of services,

3.3 The site is served by water and fire proteciion.

Tax lots 1700 and 1800 receive water from the Youngs River-Lewis & Clark Water District. Fire
protecrion at the school site is provided by the Lewis & Clark Rural Fire Protection District.

3.4 The site is within the Miles Crossing Sanitary Sewer Service District

The school site is within the Miles Crossing Sanitary Sewer Service District, and will soon be
connected to the District's wastewatsr collection system. The old school nsed a conventional
subsurface wastewater disposal system to handle wastewater generated at the school. This system
performed poorly, but the Oregon Department of Environmental Quality (DEQ) approved a
temporary on-site disposal system for the new school with the understanding that the school
would be connected to the new Miles Crossing Sanitary Sewer District's collection system as
s00n as this service becomes available, )

3.5 Site owners do not manage their lands for forestry or agriculture.

Astoria School District's mission is to provide public education services for grades kindergarten
through 12, The district does not have the staff resources or the legal authority to manage land for
farm or forest uses.

3.6 The site's size is too small to be efficiently managed for commercial forestry.

The site covers about 37 acres. Bven if the entire site were available for growing irees, it is too
small to be sfficiently managed for forest uses. Oregon establishes a minimum lot size of 80
acres for creation of new forest parcels (ORS 215.780(1)(c)). Small parcels typically are not
actively managed because the return is too small to justify the expense, and because economies of
scale work against small tracts,

3.7 Existing and planned residential development in the area conflict with commercial forestry
activities,

Existing residential development in the area, and planned residential development densities
within the proposed Miles Crossing-Jeffers Gardens rural community, conflict with commercial
forestry activities. Residences adjoin the school to the north, south and west, If the school site
were managed for commercial dmber production, conflicts between these residences and timber
production on tax lots 1700 and 1800 wouwld be unavoidable, The proposed Miles
Crossing-Jeffers Gardens rural community designation will increase the allowable residential
density in the vicinity of the school. Timber-residential conflicts would be exacerbated hy
increased density on surrounding lands.

3.8 Management of the school site for public education conflicts with commercial timber
management activities,
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Lewis & Clark School is managed for grade K through 5 education. Children attending the school
need a safe environment. Many activities associated with commercial forestry cannot be
conducted on a school site without compromising smudent safety, or without taking relatively
costly measures to ensure safety, thus making commercial foresry economically infeasible,

4. Conclusion

Based on this information, the County finds that tax lots 1700 and 1800 are physically developed

to the extent that the site is no longer available for uses allowed under statewide planning goals 3
and 4,
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Ordinance 03-11

Comprehensive Plan
Section 2
Exception to Gozal 14 - Urbanization,
CLATSOP PLAINS AREA

Summary:

This exception is taken to statewide planning goal 14, urbanization, to allow residential
development at a density of one dwelling unit per acre in certain areas of the Clatsop
Plains planning area.

Exception Requirements:

This exception is for land that is physically developed with residences at a density of one
(1) dwelling unit per acre in the Coast Beach Residential (CBR), Single Family
Residential-1 acre (SFR-~1); and for land that is irrevocably committed to residential
development at the one (1) acre density. Applicable exception requirements are in ORS
197.732(1)(b), OAR 660-004-0010.1(c) and OAR 660-014-0030.1 — 5. Pertinent parts are
excerpted below:

660-014-0030: ...RURAL LANDS IRREVOCABLY COMMITTED TO URBAN LEVELS
OF DEVELOPMENT (1) A conclusion, supported by reasons and facts, that rural land is
trrevocably committed to urban levels of development can satisfy the Goal 2 exceptions
standard (e.g., that it is not appropriate to apply Goals 14’s requirements prohibiting the
establishment of urban uses on rural lands). If a conclusion that land is irrevocable
commitied to urban levels of development is supported, the four factors in Goal 2 and
OAR 660-04-0020(2) need not be addressed.

(2) A decision that land has been buili upon at urban densiiies or irrevocably commitied
to an urban level of development depends on the situation at the specific site proposed for
incorporation. The exact nature and extent of the areas found to be irrevocably
committed shall be clearly set forth in the justification for the exception. The area
Dproposed for incorporation must be shown on a map or otherwise described and fkeyed to
the appropriate findings of fact.

(3) 4 decision that land is committed to urban levels of development shall be based on
findings of fact, supported by substantial evidence in the record of the local proceeding,
that address the following:

(a) Size and exient of commercial and industrial uses;

(b) Location, number and density of residential dwellings;

(¢) Location of urban levels of facilities and services; including at leas public

water and sewer facilities; and
(d) Parcel sizes an ownership patterns.
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Ordinance 03-11

(4) A conclusion that rural land is irrevocable commiited to urban development shall be
based on all of the factors listed in section (3) of this rule. The conclusion shall be
supported by a statement of reasons explaining why the facts found support the
conclusion that the land in question is committed to urban uses and urban level
development rather than a rural level of development.

(5) Larger parcels or ownerships on the periphery of an area committed to urban
densities may only be considered committed to urban development and included in the
area proposed for incorporation of findings of fact demonstrate:
(a) Urban levels of facilities are currently provided to the parcel; and
(b) The parcel is irrevocably committed to nonresource use or is not resource
land; and
(c) The parcel can reasonable be developed for urban density uses considering
topography, natural hazards or other constraints on site development.

These requitements are addressed on the following pages.

The Exception Area:
The proposed exception area is shown on the attached maps, and includes the following areas:

Surf Pines: A residential community in sections 16, 21, and 28 (T.7N., R.10W.) already
developed at a one-acre density. Surf Pines is located between the ocean beach on the west; and
Neacoxie Creek and Sunset Lake on the east. The Strawberry Hill and Silverspot Meadows
subdivisions are part of Sur{ Pines and form the northern border. Land shown on tax maps 7-10-
28AC and 7-10-28DA is included in Surf Pines and forms the southern border. A complete .
listing of the tax lots in this part of the exception area is attached.

Country Club Estates: A platted residential subdivision located on tax map 7-10-9DD. Tt
contains 39 residential lots. A complete listing of the Country Club Estates tax lots in the
exception area is attached.

Teal Cowrt and Beachwood: ~ Two adjoining, platted residential subdivisions located in tax
map 7-10-34BB. Beachwood contains 38 lots ranging in size from 0.27 acres to 0.98 acres. Teal
Court contains 14 lots ranging in size from 0.57 acres to 1.56 acres. A complete listing of these
tax lots is attached.

OAR660-014-0030

These criteria are reproduced above and addressed in this section....existing adjacent
uses...:Lands adjacent to the exception area are not developed at one-acre residential densities.
These adjacent areas include open space, the ocean beach, golf courses, and large tracts of
undeveloped land. ...other relevant factors...:Land in the exception area has been developed at a
one-acre density. Exception area subdivisions (Teal Court, Country Club Estates, Beachwood,
Stlverspot Meadows, Surf Pines Landing, Horizon Estates, Strawberry Hill, Shady Pines,
Malarkey Grove) have been platted and developed with one-acre residential lots. Landowners in
these areas have investment-backed expectations of developing their property at a one-acre
density. Based on this, Clatsop County concludes that the exception area is irrevocably
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comunitted to residential density not allowed under statewide planning goal 14 because existing
adjacent uses and other relevant factors malke compliant densities impracticable.

Physically Developed Criteria QAR 660-014-03 0(2):
Criteria for a physically developed exception are on page 1 of this document. This exception is
taken to allow one-acre residential lots in the exception area. The exception area is already
divided into residential lots that do not conform to Goal 14's residential lot size Tequirements,
The following facts support a physically developed exception: 1. Nearly all lots in the exception
area are smaller than two acres. Proposed zoning in the exception area does not allow land

- divisions creating lots smaller than one acre, so lots smailer than two acres cannot be further
divided. Some of the lots are over-sized tax and are unbuiidable because they are dedicated open
space for subdivisions, and cannot be further divided or developed for additional residences.
2. Many lots in the exception area are already occupied by single family dwellings.

Based on these facts, Clatsop County concludes that the exception area is physically developed
to the extent that it is no longer available for development at a density of one dwelling unit per
two acres.

Committed Lands Criteria OAR 660-014-030 (3):

Criteria for land irrevocably committed to other uses begin on page 2 of this document. This
exception is taken to allow one-acre residential lots in the exception ares. The exception area is
committed to one-acre residential development by virtue of the following;

Water: The exception area is served by drinking water from the City of Warrenton. Teal Court,
Country Club Estates and Beachwood are developed subdivisions with water service provided to
each subdivision lot, including vacant Iots. Surf Pines is not a subdivision, but includes
subdivisions (Silverspot Meadows, Surf Pines Landing, Horizon Estates, Strawberry Hill, Shady
Pines, Malarkey Grove) with water service provided to each subdivision lot, including vacant
lots. The provision of water service to each subdivision lot constitutes an irrevocable
commitment to support residential development at the platted density.

Fire Protection: The exception area is served by the Gearhart Rural Fire Protection District (Surf
Pines, Teal Court, Beachwood) and by the Warrenton Rural Fire Protection District (Country
Club Estates). These platted subdivisions, and platted subdivision within Surf Pines (Silverspot
Meadows, Surf Pines Landing, Horizon Estates, Strawberry Hill, Shady Pines, Malarkey Grove)
are provided with fire hydrants located to protect single family residences on one-acre lots. Most
of Surf Pines is developed at a one-acre residential density, with fire hydrants placed along
Ocean Drive, Manion Drive, Horizon Drive and Lucas Drive. The provision of fire hydrants in
the exception area constitutes an irrevocable commitment to support residential development at a
one-acre density.

Electrical Service: The exception area is served by Pacific Power, a regulated, Investor-owned,
public utility. Electrical lines are buried within the platted subdivisions; and along Ocean Drive,
Manion Drive, Horizon Drive and Lucas Drive in Surf Pines. Within the subdivisions, electrical
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power is provided to each lot. The provision of electrical service to each subdivision lot
constitutes an irrevocable commitment to support residential development at a one-acre density.

Natural Gas: Northwest Natural, an investor-owned, regulated public utility, provides natural
gas service within the exception area. Natural gas lines are buried within exception area road
right-of-ways. Lines are sized and placed to support one-acre residential development.
Northwest Natural sized and located these lines in anticipation of eventual residential
development at a one-acre density. The provision of natural gas within the exception area
constitutes an irrevocable commitment to support residential development at a one-acre density.

Streets: The exception area and surrounding property is served by a network of public and
private streets. Internal circulation is over private streets. Within subdivisions in the exception
area, streets are designed to meet the needs of the built-out subdivision. These subdivisions
include Teal Court, Beachwood, Country Club Estates, Silverspot Meadows, Surf Pines Landing,
Strawberry Hill, and Shady Pines. The provision of the street system as designed within these
platted subdivisions constitutes and irrevocable commitment in support of residential
development at a one-acre density. ' S

Homeowner Association Dues: All property within the exception area is subject to home-
owner's association dues, special assessments and maintenance fees. Owners of vacant land
within the exception area pay these fees with the reasonable expectation that their property can
be divided and developed as currently zoned.

Based on these factors, Clatsop County concludes that the exception area is frrevocably
committed to residential development at a density of one dwelling unit per acre.
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List of Properties in the Exception Area

The properties listed below are for informational purposes only, and do not accurately describe
the parcels as over time the tax map identification numbers may change. Refer to the exceptions
map document included in the Comprehensive Plan Section 2 Appendix, for an accurate
boundary of the parcels included in the Goal 14 exceptions area.

Property Included in the Clatsop Plains Exception Area:

Tax lot Acreage Dwelling
Country Club Estates:
7-10-9DD-100 27
7-10-9DD-200 .64 YES
7-10-9DD-300 54
7-10-9DD-400 .33 YES
7-10-9DD-500 S1 YES
7-10-9DD-600 S 42 ' - YES
'7-10-9DD-700 ' .51 o -
7-10-9DD-800 52 YES
7-10-9DD-900 54 YES
7-10-9DD-1000 1.09 YES
7-10-9DD-1100 .64 YES
7-10-8DD~1200 37 YES
7-10-8DD-1300 35 YES
7-10-9DD-1400 39 YES
7-10-9DD-1500 39 YES
7-10-9DD-1600 42 YES
7-10-9DD-1700 52 YES
7-10-9DD-1800 33 YES
7-10-9DD-1900 37 YES
7-10-9DD-2000 37 YES
7-10-9DD-2100 4.44
7-10-9DD-2200 41 YES
7-10-9DD-2300 41 YES
7-10-9DD-2400 39 YES
7-10-9DD-2500 38 YES
7-10-9DD-2600 44 YES
7-10-9DD-2700 39 YES
7-10-9DD-~2800 45 YES
7-10-9DD-2900 42 YES
7-10-9DD-3000 49 YES
7-10-9DD-3100 53
7-10-9DD-3200 38
7-10-9DD-3300 A48 YES
7-10-9DD-3400 36 YES
7-10-9DD-3500 28 YES
7-10-9DD-3600 31 YES

7-10-9DD-3700 37 YES
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Property Included in the Clatsop Plains Exception Area:

Tax lot Acreage Dwelling
7-10-9DD-3800 41 YES
7-10-9DD-3900 1.01

7-10-9DD-3901 1.00

7-10-9DD-3503 1.00

7-10-8DD-3904 1.21

7-10-9DD-3005 1.36

7-10-9DD-3906 1.00

7-10-9DD-3907 1.00

7-10-9DD-3908 1.01

- Beachwood:

Property Included in the Exception Area:

Tax Jot Acreage Dwelling
7-10-34BB-100 0.72 YES
7-10-34BB-200 0.86 YES
7-10-348BB-300 0.80 YES
7-10-34BB-400 0.72 YES
7-10-34BB-500 0.74 YES
7-10-34BB-600 0.70 YES
7-10-34BB-700 0.66 YES
7-10-34BB-800 0.96 YES
7-10-34BB-900 0.88 YES
7-10-34BB-1000 0.88 YES
7-10-34BB-1100 0.54 YES
7-10-34BB-1200 0.44 YES
7-10-34BB-1300 0.51 YES
7-10-34BB-1400 0.61

7-10-34BB-1500 0.54 YES
7-10-34BB-1600 0.49 YES
7-10-34BB-1700 0.54 YES
7-10-34BB-1800 0.48 YES
7-10-34BB-1900 0.41 YES
7-10-34BB-2000 0.39 YES
7-10-34BB-2100 0.45 YES
7-10-34BB-2200 0.43 YES
7-10-34BB-2300 0.44 YES
7-10-34BB-2400 0.43 YES
7-10-34BB-2500 0.32 YES
7-10-34BB-2600 0.27 YES
7-10-34BB-2700 0.40 YES
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Beachwaod:

Property Included in the Exception Area:

Tax lot Acreage
7-10-34BB-2800 0.43
7-10-34BB-2900 0.47
7-10-34BB-3000 0.55
7-10-34BB-3100 0.46
7-10-34BB-3200 0.45
7-10-34BB-3300 0.44
7-10-34BB-3400 0.59
7-10-34BB-3500 0.70
7-10-34BB-3600 0.67
Property Included in the Exception Area:
Tax lot Acreage
7-10-34BB-3700 0.60
7-10-34BB-3800 0.60
7-10-34BB-3900 0.54
7-10-34BB-4000 0.57
7-10-34BB-4100 0.57
7-10-34BB-4200 0.61
7-10-34BB-4300 0.54
7-10-34BB-4400 0.60
7-10-34BB-4500 0.50
7-10-34BB-4600 0.63
7-10-34BB-4700 2.57
7-10-34BB-4800 1.96
7-10-34BB-4900 1.20
7-10-34BB-5000 1.44

Surf Pines:

Tax lot

7-10-16DB
7-10-16CA.
7-10-16C
7-10-16D
7-10-21A
7-10-21AB
7-10-21BA

acreage available but
not provided below

Dwelling

YES
YES
YES
YES
YES

YES
YES
YES

Dwelling

YES
YES
YES
YES

YES
YES
YES
YES
YES
YES

dwelling information available but
not provided below
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7-10-21BD
7-10-21CA
7-10-21AC
7-10-21
7-10-21DB
7-10-21AD
7-10-21DA
7-10-21DC
7-10-21D
7-10-21CD
7-10-22C
7-10-22AB
7-10-28
7-10-28AA
7-10-28AC
7-10-28DA
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Comprehensive Plan
Section 2
Exception to Goal 14 - Urbanization,
COVE BEACH AREA

Summary:

"This exception is taken to statewide planning goal 14, urbanization, to allow residential
development at a density of twenty-thousand square feet (20,000) in the Cove Beach —
Falcon Cove area at the southern boundary of Clatsop County, which borders Highway
101 to the west,

Exception Requirements:

This exception is for land that is physically developed with residences at a density of
20,000 square feet in the Coast Residential (CR) zone; and for land that is irrevocably
committed to residential development at the 20,000 square feet density. Applicable
exception requirements are in ORS 197.732(1)(b), AR 660-004-0010.1(c) and OAR
660-014-0030.1 — 5. Pertinent parts are excerpted below:

OAR 660-014-0030: ...RURAL LANDS IRREVOCABLY COMMITTED TO URBAN
LEVELS OF DEVELOPMENT

(1) A conclusion, supported by reasons and Jacts, that rural land is irrevocably
committed to urban levels of development can satisfy the Goal 2 exceptions standard
(e.g.. that it is not appropriate to apply Goals 14s requirements prohibiting the
establishment of urban uses on rural lands). If a conclusion that land is irrevocable
committed to urban levels of development is supported, the Jour factors in Goal 2 and
QAR 660-04-0020(2) need not be addressed.

(2) A decision that land has beesn built upon at urban densities or irrevocably committed
to an urban level of development depends on the situation at the specific site proposed for
incorporation. The exact nature and extent of the areas Jound to be irrevocably
committed shall be clearly set forth in the justificarion Jor the exception. The area
proposed for incorporation must be shown on a map or otherwise described and keyed to
the appropriate findings of fact.

(3) 4 decision that land is committed to urban levels of development shall be based on
Jindings of fact, supported by substantial evidence in the record of the local proceeding,
that address the following:

(a) Size and extent of commercial and industrial uses;

(b) Location, number and density of residential dwellings;

(c) Location of urban levels of faciliiies and services; including at least public

water and sewer facilities; and

(d) Parcel sizes an ownership parterns.
(4) A conclusion that rural land is irrevocable committed to urban development shall be
based on all of the factors listed in section (3) of this rule. The conclusion shall be
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supported by a statement of reasons explaining why the facts found support the
conclusion that the land in question is committed to urban uses and urban level
development rather than a rural level of development.

(5) Larger parcels or ownerships on the periphery of an area committed io urban
densities may only be considered committed to urban development and included in the
area proposed for incorporation of findings of fact demonstrate:
(a) Urban levels of facilities are currently provided to the parcel; and
(b) The parcel is irvevocably committed to nonresource use or is not resource
land; and
(¢c) The parcel can reasonable be developed for urban density uses considering
topography, natural hazards or other consiraints on site development.

These requirements are addressed as follows:

The Exception Area: | )
The proposed exception area is shown on the attached maps, and includes the following
areas:

The residential area of Cove Beach also known as Falcon Cove, is located in T.4N.,
R.10W., sections 31BC, 31CB, and 31CC. It includes a recent subdivision, Cove Creel
Subdivision a 7-parcel subdivision and one conservation tract. The Cove Beach area has
developed over the last 50-plus years through the consolidation of tracts of land to mest the
20,000 square feet minimum lot size, legal lots of record from existing plats and a few
subdivisions. The level of development will be restricted by the GHO overlay, and soils
adequate for septic system. The area is served by the Falcon Cover Water District. A complete
listing of the tax lots in the exception area is attached. |

OAR 660-014-030 (2):

These criteria are reproduced above, and addressed in this section. Existing adjacent
uses....Lands adjacent to the exception area are not developed at the 20,000 square feet density.
The exceptions area is bordered on the north and east by open space zoned Recreation
Management (RM) which is Oswald West State Park, and agricultural-forest (A-F) also borders a
portion on the east, and the ocean beach borders the western side. The southern border is
Tillamook County, which is further developed like Cove Beach-Falcon Cove with small
residential parcels. ...other relevant factors...:Land in the exception area has been developed at
20,000 square feet lots or larger through combining lots of record from old plats. The exception
area includes a subdivision (Cove Creek T.4N., R.10W., Section 31B, TL 400, 2 15.43 acre
parcel/subdivided) which has been platted and developed with most lots slightly above twenty-
thousand square feet. Landowners in these areas have investment-backed expectations of
developing their property at that density, making allowances for geological overlay and adequate
septic systems. Based on this, Clatsop County concludes that the exception area is irrevocably
committed to residential density not allowed under statewide planning goal 14 because existing
adjacent uses and other relevant factors make compliant densities impracticable.

Physically Developed Criteria OAR 660-014-0030(3)
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Criteria for a physically developed exception are on page 1 of this document. This exception is
talcen to allow 20,000 square feet lots in the exception area. The exception area is already divided
into residential 16ts that do not conform to Goal 14's residential lot size requirements, The
following facts support a physically developed exception: 1. Nearly all lots in the exception
area are smaller than two acres. Proposed zoning in the exception area does not allow land
divisions creating lots smaller than one acre, so lots smaller than two acres cannot be Further
divided. The exception area contains approximately 140 separate tax lots; none are larger than
two acres. Some of the over-sized tax lots (larger then 20,000 square feet) are unbuildable
because they are development constrainis associated with geological hazards along the coast
shoreland and from Highway 101the topography contains steep ravines that form wetland areas
from runoff along the hillsides towards the ocean. With steep slopes and an identified GHO area
covering most of the exceptions area, some of the areas identified in the exceptions areas will not
be further subdivided for residential uses. 2. Many lots in the exception area are already
occupied by single family dweilings. A total of 52 single-family dwellings are present in the
exceptionarea, oo oo R

Based on these facts, Clatsop County concludes that the exception area is physically develaped
to the extent that it is no longer available for development at a density of one dwelling unit per
two acres.

Committed Lands Criteria OAR 660-014-030(4) _

Criteria for land irrevocably committed to other uses is listed above. This exception is taken to
allow 20,000 square fest residential lots in the sxception area. The exception area is committed
to this density for development by viriue of the following:

Water: The exception.area is served by drinling water from the Cove Beach Water District. The
provision of water service to each lot constitutes an irrevocable commitment to support
residential development at the platted density.

Fire Protection: The exception area is served by the Arch Cape Rural Fire Protection District,

Electrical Service: The exception area is served by Pacific Power, a regulated, investor-owned,
public utility. Electrical lines are above ground and throughout the Cove Beach area. The
provision of electrical service to each lot constitutes an irrevocable commitment to support
residential development at a 20,000 square feet density.

Streets: The exception area is served by a network of public and private streets. Internal
circulation is over public streets. The provision of the street system as designed were created
from existing plats and constitutes an irrevocable commitment in support of residential
development at a 20,000 square feet density.

Basged on these factors, Clatsop County concludes that the exception area is irrevocably
committed to residential development at a density of one dwelling unit per 20,000 square feet lot.
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List of Properties in the Cove Beach Exception Area

"The properties listed below are for informational purposes only, and do not accurately describe the
parcels as over time the tax map identification numbers may change. Refer to the exceptions map
document included in the Comprehensive Plan Section 2 Appendix, for an accurate boundary of the
parcels included in the Goal 14 exceptions area,

Property Included in the Cove Beach Exception Area;

Tax lot Acreage Buiiding

4-10-31BB, 502 0.11

4-10-31BB, 503 0.11

4-10-31BB, 504 0.23 X
4-10-31BB, 505 o S 032

~ 4-10-31BB, 506 _ o ... 069 . .. .

4-10-31BB, 601 0.11 X
4-10-31BB, 602 0.11

4-10-31BB, 603 0.11

4-10-31BB, 604 2.19 Plat 1994-040 2.19

4-10-31BB, 606 1.11 Plat 1994-040 1.11

4-10-31BC, 100 1lot 0.79 X
4-10-31BC, 101 1lot 0.79

4-10-31BC, 200 1lot 0.57

4-10-31BC, 201 1 lot 0.47

4-10-31BC, 202 1 lot 0.44 X
4-10-31BC, 203 1 lot 1.31

4-10-31BC, 300 76

4-10-31BC, 301 15 X
4-10-31BC, 302 1 lot 34 X
4-10-31BC, 303 11lot 0.11

4-10-31BC, 304 1 lot 0.11

4-10-31BC, 305 0.34

4-10-31BC, 306 0.35

4-10-31BC, 307 1iot 0.11

4-10-31BC, 311 .69 X
4-10-31BC, 400 3 lots .53

4-10-31RC, 401 1 lot 0.13 X
4-10-31BC, 402 3 lots 0.25

4-10-31BC, 403 1 lot 0.28 X
4-10-31BC, 500 2 lot 0.38 X
4-10-31BC, 600 1 lot 0.19
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Property Included in the Cove Beach Exception Area:

Tax lot Lots Acreage Building
4-10-31BC, 601 11lot 0.22 X
4-10-31BC, 602 1 lot 0.02 X
4-10-31BC, 603 11lot 0.07
4-10-31BC, 700 110t 0.08
4-10-31BC, 701 1 lot 0.17
4-10-31BC, 704 1 lot 0.18
4-10-31BC, 705 1 lot 0.34
4-10-31BC, 706 1 lot 0.18
4-10-31BC, 707 1lot 0.27
4-10-31BC, 708 1 lot 0.26
4-10-31BC, 709 1 lot 0.26
4-10-31BC, 710 Yt 026 o

 4-10-31BC, 800 . 1llet 054 o
4-10-31BC, 801 1lot 0.25 X
4-10-31BC, 802 11ot 0.39 X
4-10-31BC, 804 1lot 0.25 X
4-10-31BC, 806 1 lot 0.23
4-10-31BC, 807 11lot 0.37 X
4-10-31BC, 808 1 lot 0.36 X
4-10-31BC, 809 1lot 0.37 X
4-10-31BC, 900 1 lot 1.38
4-10-31BC, 901 1lot 0.46
4.10-31BC, 902 1 lot 0.46
4-10-31BC, 903 1 lot 0.46
4-10-31BC, 1000 11lot 1.32
4-10-31C, 200 0.35
4-10-31CB, 200 1.25
4-10-31CB, 202 2.53
4-10-31CB, 300 1.37
4-10-31CB, 301 .69 X
4-10-31CB, 302 23 X
4-10-31CB, 303 46
4-10-31CB, 400 1.01
4-10-31CB, 401 0.35
4-10-31CB, 402 0.68
4.10-31CB, 500 0.02 X
4-10-31CB, 501 0.26
4-10-31CB, 502 0.37
4-10-31CB, 600 0.06
4-10-31CB, 601 0.03
4-10-31CR, 700 0.11
4-10-31CB, 800 0.21 X
4-10-31CB, 900 0.21 X
4-10-31CB, 1000 0.23
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Property Included in the Cove Beach Exception Area:

Tax lot Lots Acreage Buiiding

4-10-31CB, 1002 0.23
4-10-31CB, 1003 0.23
4-10-31CB, 1004 0.46
4-10-31CB, 1005 0.23
4-10-31CRB, 1006 0.23 X
4-10-31CB, 1007 0.23 X
4-10-31CB, 1007
4-10-31CB, 1008 0.46
4-10-31CB, 1009 0.23 X
4-10-31CB, 1010 0.23 X
4-10-31CB, 1100 0.69

- 4-10-31CB, 1101 _ o . ... 046 - X
4-10-31CB, 1102 oo S 0.69 X
4-10-31CB, 1103 0.46
4-10-31CB, 1104 0.46
4-10-31CB, 1200 0.34
4-10-31CB, 1201 0.8
4-10-31CB, 1202 0.23
4-10-31CC, 100 1lot 0.46
4-10-31CC, 101 1 lot 0.46
4-10-31CC, 102 1lot 0.46
4-10-31CC, 200 1 lot 0.69 X
4-10-31CC, 201 11ot 0.92
4-10-31CC, 202 1 lot 0.69
4-10-31CC, 203 11ot 0.46
4-10-31CC, 300 1lot 2.29
4-10-31CcC, 301 1 1ot 0.46
4-10-31CC, 302 1lot
4-10-31CC, 303 1 1ot
4-10-31CC, 304 1lot
4-10-31CC, 401 1 lot 0.34 X
4-10-31CC, 402 0.06
4-10-31CC, 403 1lot 0.62 X
4-10-31CC, 404 1 lot 0.34 X
4-10-31CC, 408 1 lot 0.07
4-10-31CC, 410 1lot 0.24
4-10-31CC, 500 1lot 0.26 X
4-10-31CC, 600 1 lot 0.16 X
4-10-31CC, 601 0.01
4-10-31CC, 700 1 lot 0.17
4-10-31CC, 701 1lot 0.29 X
4-10-31CC, 702 1 lot 0.11
4-10-31CC, 800 1lot 0.28 X
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- Property Included in the Cove Beach Hxeeption Arsa:

Tax lot

4-10-31CC, 801

4-10-31CC, 900

4-10-31CC, 901

4-10-31CC, 902

4-10-31CC, 1000
4-10-31CC, 1100
4-10-31CC, 1200
4-10-31CC, 1300
4-10-31CC, 1301
4-10-31CC, 1302
4-10-31CC, 1303
4-10-31CC, 1304
4-10-31CC, 1308
- 4-10-31CC, 1400
- 4-10-31CC, 1500
4-10-31CC, 1501
4-10-31CC, 1502
4-10-31CC, 1503
4-10-31CC, 1504
4-10-31CC, 1600
4-10-31CC, 1601
4-10-31CC, 1603
4-10-31CC, 1604
4-10-31CC, 1700
4-10-31CC, 1701
4-10-31CC, 1702
4-10-31CC, 1703
4-10-31CC, 1704
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Lots

1lot
1 lot
1 1ot
1lot
1lot
1ot
1lot
1 lot
1lot
1lot
1 lot
1lot

1ot

1 1ot
1lot

1lot
1lot
1 lot
1lot
1 lot

Acreage

0.03
0.12
0.17
0.09
0.09
0.20
0.08
0.11
0.22
0.33
0.11
0.22
022
0.11
0.69
0.11
0.12
0.69
1.15
1.77
0.26
0.44
0.21
0.26
0.30
0.60
0.30
0.30
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Comprehensive Plan
Section 2
Exception to Goal 14 - Urbanization
ARCADIA BEACH AREA

Summary:

This exception is taken to statewide planning goal 14, urbanization, to allow residential
development at a density of twenty-thousand square feet (20,000) in the Arcadia Beach
area south of Cannon Beach and a portion of land adjacent to Arch Cape on the north
boundary. Portions of these two arsas border both the east and west side of Highway
101.

Exception Requirements:

- This exception is for land that is physically developed with residences at a density of
20,000 square feet in the SFR-1 and CR zone; and for land that is irrevocably committed
to residential development at the 20,000 square feet density. Applicable exception
requirements are in ORS 197.732(1)(b), OAR 660-004-0010.1(c) and OAR 660-014-
0030.1 - 5. Pertinent parts are excerpted below:

660-014-0030: ...RURAL LANDS IRREVOCABLY COMMITTED TO URBAN LEVELS
OF DEVELOPMENT

(1) A conclusion, supported by reasons and facts, that rural land is irrevocably
committed to urban levels of development can satisfy the Goal 2 exceptions standard
(e.g., that it is not appropriate to apply Goals 14's requirements prohibiting the
establishment of urban uses on rural lands). If a conclusion that land is irrevocable

committed to urban levels of development is supporied, the four factors in Goal 2 and
OAR 660-04-0020(2) need not be addressed.

(2) 4 decision that land has been built upon at urban densities or irrevocably committed
to an urban level of development depends on the situation at the specific site proposed for
incorporation. The exact nature and extent of the areas found to be irrevocably
committed shall be clearly set forth in the justification for the exception. The area
proposed for incorporation must be shown on a map or otherwise described and keyed to
the appropriate findings of fact.

(3) A decision that land is committed to urban levels of development shall be based on
Jindings of fact, supporied by substantial evidence in the record of the local proceeding,
that address the following:

(a) Size and extent of commercial and industrial uses;

(b) Location, number and density of residential dwellings;

(c) Location of urban levels of facilities and services; including at leas public

water and sewer facilities, and
(d) Parcel sizes an ownership patterns.

WAPLACOMPPLAN\Periodic Review Exceptions Documents\Arcadia Beach Ord 03-11
Exceptions Goal 14.doc
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(4) 4 conclusion that rural land is irrevocable committed to wrban development shall be
based on all of the factors listed in section (3) of this rule. The conclusion shall be
supported by a statement of reasons explaining why the facts found support the
conclusion that the land in question is committed to urban uses and wrban [3evel
development rather than a rural level of development.

(5) Larger parcels or ownerships on the periphery of an area committed to urban
densities may only be considered committed to urban development and included in the
area proposed for incorporation of findings of fact demonsirate:
(a) Urban levels of facilities are currently provided to the parcel; and
(b) The parcel is irrevocably commiited to non-resource use or is not resource
land; and
(c) The parcel can reasonable be developed for urban density uses considering
topography, natural hazards or other consirainis on site development,

* These r'equir'eﬁients are addressed as follows:

The Exception Area:
The proposed exception area is shown on the attached maps, and includes the following areas:

The residential area of Arcadia Beach, is located in T.4N., R.10W., Sections 6CC, 7BB, 7CA,
7CB, 7CC, 7CD, T'4N., R.10W., Sections 18BA, 18BB. The Arcadia Beach area has developed
over the last 50-plus years through the consolidation of tracts of land to meet the 20,000 square
feet minimum lot size, legal lots of record from existing plats and a few subdivisions, The level
of development will be restricted by the GHO overlay, and soils adequate for septic system and
potable water. A complete listing of the tax lots in the exception area is attached along with an
arial photo with the exceptions area shown as cross-hatched.

OAR 660-014-0030(2)

These criteria are reproduced above, and addressed in this section. Existing adjacent
uses....Lands adjacent to the exception area are not developed at the 20,000 square feet density.
The exceptions area is bordered on the north and east by open space zaned Recreation
Management (RM) and Forest (F) which also borders a portion on the east, and the ocean beach
borders the western side. The southern border is Forest and & portion is bordered by the Arch
Cape rural community. ...other relevant factors...:Land in the exception area has been developed
at 20,000 square feet lots or some what larger through combining lots of record from old plats.
The existing lot sizes are generally one-half acre in size. Attached is a listing of the exceptions
area lot sizes and includes information on which lots are developed. The exception area includes
a tract of land that has been zoned TC and proposed to be rezoned to CR to allow for a change in
use from a existing motel to residential development of four to six homes. Landowners in these
areas have investment-backed expectations of developing their property at that density, making
allowances for geological overlay and adequate septic systems and potable water. Based on this,
Clatsop County concludes that the exception area is irrevocably committed to residential density
not allowed under statewide planning goal 14 because existing adjacent uses and other relevant
factors make compliant densities impracticable.

Physically Developed Criteria OAR 660-014-0030(3)

WAPL\COMPPLAN\Periodic Review Exceptions Documenis\Arcadia Beach Ord 03-11
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Criteria for a physically developed exception are reproduced above. This exception 1s taken to
allow twenty-thousand square feet lots in the exception area. The exception area is already
divided into residential lots that do not conform to Goal 14's residential lot size requirements.
The following facts support a physically developed exception: 1. Nearly all lots in the exception
area are smaller than two acres. Proposed zoning in the exception area does not allow land
divisions creating lots smaller than 20,000 square feet, so lots smaller than two acres cannot be
further divided. The exception area contains approximately 139 separate tax lots; none are larger
than two acres. Some of the over-sized tax lots (larger then 20,000 square feet) are unbuildable
because they are development constraints associated with geological hazards along the coast
shoreland and from Highway 101 the topography contains steep ravines that form wetland areas
from runoff along the hillsides towards the ocean. With steep slopes and an identified GHO area
covering most of the exceptions area, some of the areas identified in the exceptions areas will not
be further subdivided for residential nses. 2. Many lots in the exception area are already
occupied by single family dwellings. A total of 28 single family dwellings are present in the
exceptionarea.

Based on these facts, Clatsop County concludes that the exception area is physically developed
to the extent that it is no longer available for development at a density of one dwelling unit per
two acres.

Committed Lands Criteria OAR 660-014-030(3)

Criteria for land irrevocably committed to other uses is listed above. This exception is taken to
allow 20,000 square feet residential lots in the exception area. The exception area is committed
to this density for development by viriue of the following:

Water: The exception area is served by established wells, The provision of potable water to the
developed lots scattered between vacant lots, constitutes an irrevocable commitment to support
residential development at the platted density.

Fire Protection: The exception area is served by the Cannon Beach Rural Fire Protection
District.

Electrical Service: The exception area is served by Pacific Power, a regulated, investor-owned,
public utility. Elecirical lines are above ground and throughout the Arcadia Beach area. The
provision of electrical service to each lot constitutes an irrevocable commitment to support
residential development at a 20,000 square feet density.

Streets: The exception area is served by a network of public and private streets. Internal
circulation is over public streets. The provision of the street system as designed were created
from existing plats and constitutes an irrevocable commitment in support of residential
development at a 20,000 square feet density.

Based on these factors, Clatsop County concludes that the exception area is irrevocably
committed to residential development at a density of one dwelling unit per 20,000 square feet lot.
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Property Included in the Exception Area (Arcadia Beach):

Township Range

B e i S - S SO S N A NG N SO SO S-S Y S S SO S N

10
10
10
10
10
10
10
10
10
10
10
10

-10
10

10
10
10
10
10
10
10
10
10
10

Section

8CC
gCC
6CC
g6CC
BCC
B8CC
8CC
86CC
8CC
6CC
6CC
6CC
-8CC

-8CC

B6CC
6CC
6CC
6CC
6CC
6CC
8CC
6CC
6CC
6cc

Taxiot

400
401
200
1000
1100
1200
1300
1400
1600
1700
1800
1800
2000
2100
2200
2300
2400
2500
2600
2700
2800
2900
3000
3800

Lots

Acreage

0.40
0.44
0.37
0.43
0.16
0.13
0.10
0.08
0.13
0.80
0.18

0.14

011
0.13
0.13
0.41
0.20
.18
0.16
0.18
0.18
0,37
0.20
0.09

list of tax lots in Arcadia Beach Exception Area

Building

Page 1
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Property Included in the Exception Area (Arcadia Beach):

Township Range

B R s i Tr - U Y - N N N Nt N . N U N N N N

10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10

Section

7BB
78B
7BB
7BB
7BB
7BB
788
788
788
7BB
78BB
788
7BB

7BB -

7BB
7BB
7BB
7BB
78B
7B8
7BB
7BB

TaxlLot

301
400
500
501
1400
1801
2000
2100
2200
2300
2400
2500
2501
‘2600
2700
2800
2801
2800
3000
3100
3200
3300

Lots

Acreage

0.21
0.07
0.26
0.02
0.11
0.42
0.13
0.12
0.12
0.37
0.12
0.18
- 0.07
020
0.13
0.58
0.05
0.09
0.09
0.28
0.03
0.03

flist of tax lots In Arcadia Beach Exception Area

Building

Page 2
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Property Included in the Exception Area (Arcadia Beach):

Township Range

B o N O N N N S S N S S N S S S S S T S W S N N U

10
10
10
10
10
10
10
10
10
10
10
10

10

10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10

Section

7CA
7CA
7CA
7CA
7CA
7TCA
7CA
7CA
7CA
7CA
7CA
7CA
TCA
7CA
7CA
TCA
7CA
TCA
T7CA
7CA
7CA
7CA
7CA
7CA
7CA
7CA
7CA
7CA
TCA
7CA
7CA
7CA
7CA
7CA
7CA
7CA

Taxlot

1400
1500
2000
2100
2200
2300
3000
3100
3400
3800
4000
4200
4301
5200
5300
5400
5500
5700
5701
5800
5900
6000
8100
6200
8300
6301
§302
6500
6600
8700
§800
6800
7000
7100
7200
7302

Lots

Acreage

0.04
0.06
0.10
0,11
0.06
0.24
1.03
0.1
0.11
0.80
0.80
.11
~0.78
011
0.22
0.23
0.11
0.44
0.02
0.23
0.11
0.11
0.
0.1
0.1
0.1
0.35
0.10
0.1
0.11
0.1
o.M
a.M
0.10
0.1
0.35

list of tax lots in Arcadia Beach Exception Area

Building

Page 3
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Property Included in the Exception Area (Arcadia Beach):

Township Range

S N N N N N N N N N S N

B

10
10
10
10
10

10
10
10
10
10
10
10

10 -

10

10
10
10
10

Section

7CB
7CB
7CB
7CB
7CB

7CC
7CC
7CC
7CC
7CC
7CC
7CC
7CC
7CC

7CD
7CD
7CD
7CD

Taxbot

1100
1200
1800
1800
1802

200
300
400
500
600
700
800
900
1000

101
102
103
104

Lots

Acreage

012
0.06
0.69
1.50
0.80

1,156
1,01
1.04
0.99
1.34
1.37
1.41
1.59
1.77

222
0.86
0.96
1.11

list of tax lots in Arcadla Beach Exception Area

Buiiding

KR X

Page 4
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Property included in the Exception Area (Arcadia Beach):

Township Range

Al Tl I N S N S O A N N N N N N S N N N A S

10
10
10
10
10
10
10
10
10
10
10
10

10
10
10
10
10
10
10
10
10
10
10
10

10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10
10

Section

18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
18BA
188BA
18BA
18BA
18BA
18BA
18BA
18BA
188A
18BA

18BRB
1888
1888
1888
1888
1888
18BB
18BB
1888
1888
18BB
18BB
18BB
1888
18BB
1888
18BB

TaxLat

1300
1400
1500
1600
1700
1800
1801
1802
1803
1800
1901
1902
2000
2100
2101
2200
2300
2400
2500
2600
2700
2800
2900
3000
3100

100
200
300
400
5040
600
700
800
800
1000
1100
1200
1300
1400
1500
1600
1700

Lots

Acreage

0.23
0.46
0.80
0.12
0.23
0.358
0.12
0.34
0.11
0.12
0.12
0.34
012
0.12
0.12
0.28
0.23
0.48
0.22
0.20
0.23
0.23
0.08
0.88
0.86

2.00
0.27
0.28
0.61
0.31
0.31
0.32
0.33
0.36
0.32
0.18
0.16
0.34
0.18
0,16
0.49
0.49

list of tax lots In Arcadia Beach Exception Area

Building

MK XX

XX XX

Page 5
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Property inciuded in the Exception Area (Arcadia Beach):

Township Range Section TaxlLot Lots Acreage
4 10 1888 200 8.32
4 10 19BB 300 1.22
4 10 19BB 401 0.67

list of tax lots in Arcadia Beach Exception Area

Building

Page 6



4 January 2004 Exhibit 4 Page 2

» Zoning Mep amendment from RA2 to AF (see exhibit 3);

* comprehensive plan text amendment, amending the existing
exception to remove these two tax lots from the existing exception
area (see exhibit 5). :

This exception is needed to allow the proposed comprehensive plan map
 and zoning map smendments on tax lot 300.

- Exceptions to the statewide planning goels are governed by. ORS 197 782;
OAR 660-04; and statewide planning goal 2. This document includes
findings as required under these statiutes and administrative rules.

Exception Requirements

Statewide Planning Goals

This exception is taken to statewide planning moals 3 and 4.

Statewide planning goal 3 addresses agricultural lands, The goal is “To
preserve and maintain agricultural lands.” Tax lot 300 has not besn
designated in the comprehensive plan as agricultural land, nor is there any
evidence that it qualifies as farm land under statewide planning goal 3.
Nonetheless, this goal exception includes an exception to goal 3 to allow
uses and densities not allowed on farm land. Exceptions to goal 3 are
authorized under OAR 660-04-10(1)(a).

Statewide planning goel 4 addresses forest lands. The goal reads as follows:

To conserve forest lands by maintaining the foresi land base
and o protect the state’s forest economy by making poessible
economically efficient forest practices that assure the continuous
growing and harvesting of forest iree species as the leading use
on forest land consistent with sound management of sodl, air,
water, and fish and wildlife resources and to provide for
recreational opportunities and agriculture.

Tax lot 300 is designated as forest land in the County’s comprehensive
plan. Exceptions to goal 4 are authorized under OAR 660-04-10(1)(b).
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The proposed exception area may include resources and features under one
or more of the other statewide planning goals. This goal exception does
not exempt the subject property from the requirements of these other
statewide planning goals. Proposed goal findings are included with the
amendment request as exhibit 8.

Exception Criteria

An exception is a decision to exclude certain land from the requirements of
one or more applicable statewide goals. Exceptions to the statewide
planning goals are authorized under ORS 197.732, OAR 660-04, and
statewide planning goal 2. Exception requirements are described below.

Oregon Revised Statutes (ORS) 197.732(1) establishes three different types
of exceptions: physically developed (ORS 197.732(1)(a)); irrevocably
committed (ORS 197.732(1)(b)}); and reasons (ORS 197.732(1)(c)).

This exception is a reasons exception. ORS 187.732(1)(c) establishes
requirements for a reasons exception:

(1) A local government may adopt an exception to a goal if:

(c) The following standards are met:

(A) Reasons justify why the state policy embodied in the
applicable gosls should not apply;

(B) Areas which do not require & new exception cannot
reasonably accommodate the use;

(C) The long term environmental, economic, social and energy
consequences resuliing from the use at the proposed site with
measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the
same proposal being located in aress requiring a goal exception
other than the proposed site; and

(D) The proposed uses are compatible with other adjacent uses
or will be so rendered through measures designed to reduce
adverse impacts.

Statewide planning goel 2 establishes requirements for exceptions. Part
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TT{c) of goal 2 is applicable o a reasons exception, and is identical to QRS
187.732(1)(c), cited above,

Oregon Administrative Rules (OAR) chapter 660, division 4, establishes
rules for exceptions. OAR 660-04-000(2) and OAR 660-04-05(1) provide
general definitions of an exception:

An exception is a decision to ezclude certain land from the

- requirements aof one or more applicable statewide goals in - -
accordance with the process specified in Goal &, Pari I,
Ezceptions. The documentation Jor an ezception must be set
Jorth in a local government’s comprehensive plan, Such
documentation must support a conclusion that the siendards for
an ezcepiion have been met. The conclusion shall be based on
findings of fact supported by substantinl evidence in the record
of the local proceeding and by o statement of reasona which
explatn why the proposed use not allowed by the applicable goal
should be provided for. The exceplions process 18 not to be used
to indicate that o jurisdiction disagrees with o goal, (OAR
660-04-000(2))

An “Bxception” is a comprehensive plan provision, including
an amendment to an acknowledged comprehensive plan, that:
(a) Is applicable to specific properties or situations and does nos
establish a planning or zoning policy of general applicability;
(b) Does not comply with some or all goel requirements
applicable to the subject properties or situations; and

(c) Complies with the provisions of this Division. (OAR
60-04-05(1))

OAR 660-04-20(2) sets detailed requirements for a reasons exception:

(1) I & jurisdiction determines there are reasons consigant
with OAR 660-004-0022 to use resource lands for uses not
allowed by the applicable Goal, the Justification shall be set
forth in the comprehensive plan as an exception.

{2) The four factors in Goal 2 Part II{c) required to be
addressed when taking an exception to a Goal are:
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(a) “Reasons justify why the state policy embodied in the
applicable goals should not apply”: The exception shall set
forth the facts and assumptions used as the basis for
determining that a state policy embodied in a goal should not
apply to specific properties or situations including the amount
of land for the use being planned and why the use requires a
Iocation on resource land;

~ (b) “Areas which do not reguire a new exception cannot
. reasonably accommodate the use”;

(A) The exception shall indicate on a map or otherwise
describe the location of possible alternative areas considered for
the use, which do not require a new exception. The area for
which the exception is taken shall be ideniified;

(B) To show why the particular site is justified, it is necessary
to diseuss why other areas which do noi require a new
exception cannot reasonably accommodate the proposed use.
Economic factors can be considered along with other relevant
factors in determining that the use cannot reasonably be
accommoduted in other areas. Under the alternative factor 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 reesonably accommodated on
resource land that is already irrevocably commitied to
monresource uses, not allowed by the applicable Goal, including
resource land in existing rural centers, 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?

(C) This alternative areas standard can be met by a hroad
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 io the
local proceeding can describe why there are specific sites that
can more reasonably sccomunodate the proposed use. A
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detailed evaluation of specific alternative sites is thus not
required wnless such sites are specifically described with facts
0 support the assertion that the sites are more reasonable by
another party during the local exceptions proceeding.

(c) The long-term environmental, economic, social and energy
consequences resulting from the use at the proposed site with
measures designed {o reduce adverse impacts are not
significantly more adverse than would typically result from the
same proposal being located in other areas requiring a Goal
-exception. The exception shall describe the characteristics of
each alternaiive areas considered by the Jurisdiction for which
an exception might be taken, the typical advanteges and
disadvantages of using the area for a use not allowed by the
Goal, and the typical positive and negative consequences
resuliing from the use at the proposed site with measures
designed to reduce adverse impacts. A detailed evaluation of
specific alternative sites is not required unless such sites are
specifically described with facts to support the assertion that
the sites have significantly fewer adverse impacts during the
local exceptions proceeding, The exception shall inelude the
reasons why the consequences of the use at the chosen site are
not gignificantly more adverse than would typically result from
the same proposal being located in areas requiring a goal
exception other than the proposed site. Such reasons shall
include but are not limited to, the facts used to determine
which regource land is least productive; the ability to sustain
resource uses near the proposed use; and the long-term
economic impact on the general ares caused by irreversible
removal of the land from the resource base. Other possible
impacts include the effccts of the Pbroposed use on the water
table, on the costs of improving roads and on the costs to
special service digtricis;
(d) “The proposed uses are compatible with other adjacent
uses or will be so rendered through measures designed to
reduce adverse impacts.” The exception shall describe how the
proposed use will be rendered compatible with adjacent land
uses, T'he exception shall demonsiraie that the proposed use is
situated in such a manner as to be compatible with
surrounding natural resources and resource managsment or
produciion practices. “Compatible” is not intended as an
absolute term meaning no interference or adverse impacts of
any type with adjacent uses.
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(3) If the exception involves more than one area for which the
reasons and circumstances are the same, the areas may be
considered as a group. Each of the areas shall be identified on &
map, or their location otherwise described, and keyed to the
appropriate findings.

OAR 660-04-22 lists reasons needed to justify an exceptions under goa.l 2
pa.rt II( ) Those perta.mmg to this exceptnon mclude

1

An exception Under Goal 2, Part II(c) can be taken for any use
not allowed by the applicable goal(s). The types of reasons that
may or may not be used to justify certain types of uses not
allowed on resource lands are set forth in the following sections
of this rule:

(1) For uses not specifically provided for in subsequent sections
of this rule or OAR 660, division 014, the reasons shall Jjustify
why the state policy embodied in the applicable goals should
not apply. Such reasons include but are not limited to the
Tollowing:

(a) There is a demonstrated need for the proposed use or
activity, based on one or more of the requirements of Statewide
Goals 3 to 19; and either

(b) A resource upon which the proposed use or activity is
dependent can be reasonably chtained only at the proposed
exception site and the use or activity requires a location near
the resource. An exception based on this subsection must
include an snalysis of the market azea to be served by the
proposed use or activity. That analysis must demonstrate that
the proposed excepiion site is the only one within that market
ares at which the resource depended upon can reasonably be
obtained; or

(c) The proposed use or activity has special features or
qualities that necessitate its location on or near the proposed
exception sfte,

(2) Rural Residential Development: For rural residential
development the reasons cannot be based on market demand
for housing, except as provided for in this seciion of this ride,
assumed continuation of past urban and rural population
distributions, or housing types and cost characteristics, A
county must show why, based on the economic analysis in the
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Dlan, there are ressons for the type and density of housing
planned which require this particular location on resource
lands. A jurisdiction could justify an exception to allow
residential development on resource land outside an urban
growth boundary by determining that the rural Jocation of the
proposed residential development is necessary to satisfy the
market demand for housing generaiad by existing or planned
rural industrial, commercial, or other economic activity in the
ares. - L

These requirements are addressed in the following sections.

Reasons justify why the state policy embodied in the
applicable goals should not apply (DAR. 680-04-20(2)(a))

This section sets forth the facts and assumptions for determining that
state policy embodied in goals 8 and 4 should not apply to the exception
area. This section also explains why the proposed uses require a location
on resource land, The exception area includes all of tax lok 7-9-12-300,
covering 19,16 acres.

The policy embodied in goal 3 is in ORS 215.243:

Agricultural land use policy. The Legislative Assembly finds
and declares that:

(1) Open land used for agricultural use is an effcient means of
conserving natural resources that constitute an important
physical, social, aesthetic and economic asset to all of the
Ppeople of this state, whether living in rural, urban or
metropolitan areas of the stats.

(2) The preservation of a maximum amount of the lmited
supply of agricultural land is necessary to the copservation of
the state's economic resources and the preservation of such
land in large blocks is necessary in maintaining the agricultural
economy of the siate and for the assurance of adeguate,
heslthful and nutritious foed for the Deople of this state and
nation,

(3) Expansion of urban development into rural aress s a
maiter of public concern because of the unnecessary inereases
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in costs of community services, conflicts between farm and
urban activities and the loss of open space and natural beauty
around urban centers occurring as the result of such expansion.

(4) Exclusive farm use zoning as provided by law, substantially
limits alternatives to the use of rural land and, with the
importance of rural lands to the public, justifies incentives and
privileges offered to encourage owners of rural lands to hold
such lands in exclusive farm use zones. (ORS 215.243)

The State policy embodied in goal 4 is stated in the text of the goal:

To conserve forest lands by maintaining the forest land base
and to protect the staie’s forest economy by making possible
economically efficient forest practices thot assure the continuous
growing and harvesting of forest tree species as the leading use
on forest land consistent with sound management of soil, air,
water, and fish and wildlife resources and to provide Jor
recreational opportunities and agriculture. (Statewide planning
goal 4)

Goals 3 and 4 should not apply to tax iot 300 for the following reasons:

¢ Tax lot 300 contributes relatively little to the agricultural economy of
the County or the state. The 19-acre exception area contains about
16 acres of grass that can be mown for forage.

» Tax lot 300 is not part of the forest land base of either the County aor
the state, nor does it contribute to the forest products industry.

o Forest practices are not presently occurring on tax lot 300, nor are
they likely to oceur in the future,

= Recreational opportunities associated with forest land (such as
hiking, hunting, camping, and fishing) are not present on the tax lot
300.

» The proposed exception area is not managed for soil, air, water, fish
or wildlife resources.

These reasons are explained in the following paragraphs.
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Farming:

Land in the proposed exception azea contributes relatively little to the
agricultural economy of the County or the state. Clatsop County has a
small agricultural sector compared to other Oregon counties, According $o
1997 data from the US National Agrieultural Statistics Service: '

e Clatsop County has relatively few farme: 220 in 1997, or less than |
'DnePercenthaﬂfEImSinOregon.'[l]" . S

e Clatsop County hes less farm acreage than any other connty in
Oregon; 34,030 acres in 1897, less than two-tenths of one percent of
Oregon’s farm acreage. [1]

e Clatsop County farms produced about 85,325,000 worth of farm
products in 1997, less than two-tenths of one percent of the state
total, and less than any other County except one (Lincaln
County) [1].

Tax ot 300 contributes relatively little to the County's agricultural sector.
The proposed exception covers about 19 acres in the AF zone. About 16
acres sre managed as a hay field. However, even if all 10 acres were “Yarm
land" under the 1997 Census of Agriculture, it would represent less than
one-tenth of one percent of the County’s farmiand.

The exception area, currently yields hay, a low-value farm product,
especially compared to nearly all other agricultural products grown in
Clatsop County. Relative to other iorage products, hay from tax lot 300 is
low-value. Tax lot 300 is not planted in alfalfa, perennial ryegrass, or other
more valuable feed crops. Instead, hay from tax lot 300 is & mix of native
and invasive grasses, Including velvetgrass, benigrass species, and varions
undesirable weeds. Dairy products, grass seed, beef catitle, and cranberries
are examples of higher-value agricultural products that heve been or are
currently grown on Clatsop County farms. Higher-value products are not
grown on tax lot 300 for several reasons:

® Soil on tax lot 300 is saturated for about five months out of every
year. Fewer animals can be pastured during the wet months to avoid
damage to the pasture, and to keep grazing animals healthy. Aress of
the state receiving less rain can basture more animals for longer
periods of time,
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¢ Milk production in Oregon is changing from & system involving many
small dairies fo one with a few large dairies. The Tillamaok
Creamery Association contracts with a single dairy near Boardman,
Oregon, for a large quantity of its milk [6]. Although small milk
producers in Clatsop County continue to sell their milk to the
Tillamook Creamery, economies of scale associated with the
Boardman dairy’s size and location are making srmaller dairies
non-competitive. A large Boardman-gcale dairy cannot be developed

- or efficiently operated on tax lot 300 because: (1) feed (alfalfa) comes

from the east side of the Cascades; (2) neighboring non-farm
residences exist around the exception area; (8) management of
animal waste and controlling runoff in Clatsop County’s rainy
environment is more expensive than in the dry environment, east of
the Cascades; and (4) tax lot 300 is not large enough to support even
a small commercial dairy,

e Cranberries are grown in Clatsop County in peat bogs south of
Cullaby Lake and north of Gearhart, They are also grown on the
Long Beach (Washington) peninsula, and near Bandon, Oregon.
Nearly all cranberries in Oregen and Washington are grown for
Oceanspray, a grower's cooperative. Where they are grown
successfully, cranberries are cultivated on low-lying sandy soils
overlaying peat bogs. Acidic soil conditions are desirable. Soils in the
proposed exception area are not sandy: soils on tax lot 300 are
silt-loam. While it might be possible to grow cranberries on the site,
soil conditions are not ideal, and if is unlikely that cranberry
production in the exception area would be economically feasible,

o Grazing beef catile in the exception ares is not currently a profitable
agricutiural activity. Rising production costs, price competition from
imported beef, declining per-capita beef consumption, consolidation
in the beef purchasing market, and regulatory costs are all factors
that weigh against small-scale beef producers. Mare recently, feed
and export restrictions have worsened this situation.

o Grass seed has been successfully grown elsewhere in Clatsop County.
Much of the seed was colonial bentgrass (Agrostis tennuis). Several
factors lead to the demise of this crop in the County:

1. A nematode infects bentgrass seed grown in the coocl, damp
coastal climate. Nematodes are micrascopic roundworms. The
nematode does not infect bentgrass grown in the Willametie
Valley. Grass seed must be nematode-free to be certified at the
highest grade. There is no practical way to remove infected seed
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b

]

from un-infected seed, so bentgrass from the exception area can
only be sold as a lower-grade seed, at a price lower than
procluction costs. [5]

. 'The loss of rail service in the region in the 19705 increased the

cost of shipping seed to Willamette Valley markets, Competing
seed is grown in the Willamette Valley, where transportation
costs are lowar,

. Grass seed yields are higher in the Willametie Valley than they
.are west of the Coast Range. Reasons for this include climate -

and 50il conditions.

. Grass seed production requires relatively expensive, specialized

harvesting equipment and storage facilities. A combine for
barvesting bentgrass seed costs between $200,000 and $300,000;
a cost that can be justified on highly productive farm land
growing certified seed, but not on low-productivity land in small

tracts growing non-certified seed. [5]
. Nearly all of the certified seed grown in Oregon is srown in the

Willamette Valley or east of the Cascades. Seed certification,
authorized under ORS 638.620, relies on a series of field
inspections. Inspectors are not located in Clatsop County. They
are located in the seed-producing regions of Oregon: Benton,
Malheur, Clackamas, Marion, Crook, Morrow, Douglas, Polk,
Gilliam, Sherman, Harney, Umaiilla, Jackson, Union, Jefferson,
Wallows, Klamath, Wasca, Lane, Washington, Linn, and
Yamhill counties. [5]

s Minks have been successfully raised in Clatsop County. At least one
viable ranch remains, located outside of the proposed exception area.
Mink are not & viable product for the exception area becatse:

1,

Q]

Mink production generates odors that non-farm neighbors are
likely to find objectionable. Tax Iot 300 has many non-farm
naighbars, '

. Mink demand has declined with changing fashions and

consumer preferences.

- Pur breeders in other regions have been victims of acts of

vandalism. This threat increases production costs, and is 8
sirong dis-incentive to starting or continuing in the fur breading
business,

Abundant rainfall make mink waste management more
expensive than in drier locations. The proposed exception area



4 January 2004 Exhibit 4 Paga 18

receives an average of about 70 inches of precipitation annually,
with a twenty percent chance of more than 77 inches in a given
year [2].

5. Mink ranching attracts nuisence animals, notably gulls.
Non-farm neighbors are likely to find this objectionable.

e Peas were grown successfully in Clatsop County. They are no longer
grown commercially here because production has shifted to areas
with better growing climates; becauge of the lack of local processing
or storage facilities; and because plant diseases associated with our
cool, moist climate result in lower yiélds. Pess are not a feasible
commercial crop choice on tax lot 300 for these reasans.

* Flower bulbs were grown commercially in Clatsop County. They are
a poor crop choice for the exception area due to the distance to
markets; distance o the I-5 transportation corridor; and cost
competition from foreign producers.

The small size of the County’s agricultural sector is linked to the lack of
apgricultural support services in the County. The lack of developed markets,
storage facilities, processing plants, farm equipment and chemical supplers,
and transportation infrastructure in Clatsop County raises production
costs relative to competing farms with these services close at hand.

The Soil Survey of Clatsop County, Oregon [2) classifies soils in the
exception area as “Grindbrook silt loam” and “Walluski silt loam”. The
Soil Survey assigns these soil types a Land Capability Class of IVe (for the
Grindbrook soil), and IIle (for the Wallusld soil). The Land Cepability
Classification System shows, in & general way, the suitability of seils for
most kinds of field crops. Class I soils have few limitations that restrict
their use. Class VI soils have severe limitations that make them generally
unsuifable for any cultivation. The Soil Survey describes Class TV soils,
including Grindbrook silt loam, s follows:

Class IV soils hove very severe limitetions that reduce the
choice of plants or that require very careful management, or
both.

Cless IIT soils, including the Walluski silt loam, are described as follows:

Class III soils have severe limitations that reduce the choice of
plants, or that require special conservation practices, or both.



4 Japuary 3004 Exhibit 4 Page 14

The Soil Survey adds an “e” modifier to its clagsification of both of these
soil types. This means that the risk of erosion is present.

Tax lot 300 is too small to contribute to the Couniy’s or to the state’s
agricultural sector. Sixiesn acres is too small to effectively manage for
production of farm products. This is recognized in goal 3 and its
adminisirative rules. ORS 215.780(1)(a) establishes a minimum lot size of
80 acres for creation of new parcels in the EFU zone. The lot size issus is
also addressed in ORS 215.262(1): SR

The Legisiative Assembly declores that the creation of small
parcels for nonfarm dwellings in ezclusive farm use zones
introduces potential conflicts into commercial agricultural areas
and allows o limited number of nonfarm dwellings in exclusive
Jarm use zones. To protect the siate’s land base for commercial
agriculture from being divided into multiple pareels for nonform
dwellings while continuing to allow o limited number of
nonfarm dweilings on less productive agricultural lond not
suttable for farm use, it is necessary to:

(a) Limit the incremental division of lots or parcels larger than
the minimum size established under ORS 21 8,780 into ymaoller
lots or parcels for the Purpose of creating new nonfarm
dwellings; and

(b) Allow a lmited number of Iots or parcels equal to or less
than the minimum size esiablished under ORS B15.730 to be
partitioned into not more than two parcels unsuitable for farm
use and eligible for siting nonfarm dwellings under ORS
215.284.

This demonstrates that the state policy of preserving farm land is not
aimed at small fracts.

Nearby non-farm dwellings muke certain kinds of farm practices difficult o
conduct, especially those that generate odors. Adjoining property is not in
farm use. Land to the north is owned by Weyerhaeuser, Inc., and is
managed for commercial forestry. A church is located to the immediate
east of tax lot 300. A residences and the Olney Store are to the immediate
west. Across Highway 202 to the south are a small-scale lnmber mill, and
the Olney School,

"Fax lot 300 is not needed to assure continued agricultural use on adjoining
farm land: adjoining land is not in farm usge, nor is it in the EFU zone.
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Adjoining land is used for commercial forestry (to the north), residential
and neighborhood commercial uses (to the west), & church (to the east),
and the Olney School and a small sawmill (to the south).

Small parcel sizes; nearby non-farm residences; the lack of a sizable
agricultural sector in Clatsop County; poor soil quality oz tax lot 300; and
the absence of agricultural infrastructure all support a conclusion that land
in the proposed exception area contributes relatively little to th
agricultural economy of the County or the state. = o

Forestry:

Land in the proposed exception area is not part of the forest land base of
the County or the state, nor does it contribute to the forest products
industry. Forest practices are not presently occurring on the proposed
exception ares, nor are they likely to occur in the future.

Grindbrogk silt loam and Walluski silt loamm, the two soil types found on
the exception area, are rated in the Sosl Survey of Clatsop County,

Oregon. (2], and in Land Bualuation of Forest Soils; Clatsop County,
Oregon. [7] for forest productivity. The Grindbrook soil has a relatively
high site index for Western hemlock of 166. The Walluski soil is not rated
for forest productivity in either of the documents cited above as being
suitable for the production of forest tree species. The site is approximately
evenly split between these two soil types.

Even though half of the site consists of soils with a relatively high
productivity rating, there is no evidence that tax lot 300 could be
successfully managed for commercial forestry.

Tax lot 300 covers about 19 acres, This is tao small to be managed for
viable commercial forestry. Oregon requires an 80-acre minimum lot size
for land divisions in forest zones (OAR 660-06-026(1)). A
commerciaily-managed forest tract adjacent to tax lot 300 covers more
than 500 rcres.

Recreational opportunities associated with forest land (such as hiking,
hunting, camping, fishing) are not present on tax lot 300. The exception
area is privately-owned, and public access for recreational opporfunities is
not available. Tax lot 300 is poorly suited for these activities. There is no
evidence that the proposed exception area could be successfully mansged
for forest reereational activities.
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Unlike some forest lands, the proposed exception area is not managed for
soil, air, water, fish or wildlife resqurces,

Tax lot 300 is not planted in commercial tree species, It is presently
managed as & hay field,

Conclusion - QAR 660-04-20(2)(a):
“These reasons justify a decision to not apply the state policy embodied in
the forest lands goal and the agricultural lands goal to tax lot 300.

Areas which do not require a new exception cannot
reasonably accommodate the use (OAR §60-04-20(2)(b))

Alternative aress for the rural residential uses planned for the exception
site cannot reasonably accommodate these uses. These alternative areas,
and the reasons for this conclusion, are deseribed below.

Urban areas within the Astoria UGE:

Raural residential uses planned for tax ot 300 might be accommodated
within the Astoria UGB, located north-west of the exception ares.
However, the UGB cannot reasonably accommodate these uses for reasons
explained in the following paragraphs.

Astoria contains some vacant buildable residential areas. Tentative
populations prepared by CREST [8] indicate that Astoria is likely to grow
by slightly less than one percent annusally during the 20-year plannming
horizon ending in 2020. This assumed growth rate, plus growth rates for
ather cities in the County, and for the County 18 2 whole, means that the
unincorporated County will need to absorb more than 500 additional
people, or about 250 more dwelling units, during the twenty year planning
horizon ending in 2020. Most of this can be accommodated in rural
communities, b some ean be accommodated outside of rural
communities, in places like the proposed exception area.

The proposed exception site is in the Olney arsa. Rural residences fill a
different need than do urban residences. Density i the key difference.
Homesites on tax lot 300 will be developed at a maximum density of one
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dwelling unit per two acres. Residential densities in the Astoria UGB are
substantially greater, hetween four and eight dwelling units per acre.

Urban areas within the Warrenton Urban Growth Boundary:

Rurel residential uses planned for tax lot 300 might be accommodated
within the Warrenton UGB, located some miles west of the propoged
‘exception’ area, However, the Warrenton UGB cannot reasonably
-accommodate these uses for the reasons explained in the following
paragraphs.

The Warrenton UGB contains large tracts of land in wrban residential
zones; however, many vacant buildable lots in the Warrenton UGB contain
wetlands under the jurisdiction of the US Army Corps of Engineers [4] and
the Oregon Division of State Lands [3]. Because of the additional
regulatory requirements imposed by these agencies, and uncertainties and
delays associated with their permit processes, some of this
residentially-zoned land within the Warrenton UGB is oot available for
immediate development.

Warrenton contains some vacant buildable residential lands, Tentative
populations prepared by CREST [8] indicate that Warrenton is likely to
grow by more than slightly more than one percent annually during the
20-year planning horizon ending in 2020. This growth rate, plus growth
rates for other cities in the County, and for the County as a whole, means
that the unincorporated County will need to absorb more than 500
additional people, or about 250 more additional dwelling unit, during the
twenty year planning horizon ending in 2020. A small part of this can be
accommodated at the proposed exception site.

The Jeffers Gardens-Miles Crossing Rural Community:

Vacant buildable residential land exists in the Jeffers Gardens—Miles
Crossing rural community, located west of the exception aren. Regidential
lands within the Jeffers Gardens-Miles Crossing rural community
boundary are not the same as land in the Olney ares, or at the proposed
exception site;

Traffic: Alternste Highway 101 (highway 105) passes through the Jeffars
Gardens—-Miles Crossing rural community. Average Daily Traffic on
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Highway 105 just north of the Miles Crossing intersection is 6,500,
compared to average daily traffic volumes on State Highway 202 of
about 950 vehicles per day at the proposed exception site, recording
to the Oregon Department of Transportation (2001, the most recent;
year for which figures are available).

Non-residential uses: The Jeffers Gardens-Miles Crossing rural
community hests many commercial and industrial uses within its
... .. boundaries. The Olney area has substantially fewer commercial or - -

Planned residential density: The Jeffers Gerdens-Miles Crossing rural
community has a planned residential density of about five dwelling
units per net acre. The proposed exception site would be zoned at a
substantially lower density of one dwelling unit per two acres.

The Existing Olney Exception Area:

Vacant buildable residential land exisis in the existing Olney exception
area. According to the exception text adopted by Clatsop County in 1982,
exception area 7 26 (which covers the non-farm and non-forest land in the
Olney area) has eight parcels containing a total of about 53 acres. This
proposed exception adds a 19.6 acre parcel, bu another component of the
proposed amendment package removes two residentially-zoned parcels from
exception area 7 26 (fax lot 7-8-12-500 and a portion of tax lot
7-9-13-400). Because of this, the proposed exception is neutral with
respect to the existing Olney exception area. Tax lota 500 and 400 are
buildable, but their develapment would require extensive grading and
filling on a steep slope,

Long-term environmental, economic, social and energy
consequences (OAR 880-04-20(1)(c)):

The following criteria must be met in order to approve this exception:

The long-term environmental, economic, social and energy
consequences resulting from the use ot the proposed site with
measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the
same proposal being located in other areas reguiring a Goal
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exception. The ezception shall describe the characteristics of
each alternative arens considered by the jurisdiction for which
an exception might be taken, the typical advantages and
disedvantoges of using the area for o use not allowed by the
Goal, and the typical positive and negative consequences
resulting from the use at the proposed site with measures
designed to reduce adverse impacts. A detailed evaluation of
specific aliernative sites is not reguired unless such sites are
- specifically described with facts to support the nssertion that the =~
sites have significantly fewer adverse impacts during the local =~
exceptions proceeding. The exception shall inelude the regsons
why the consequences of the use ot the chosen site are not
significantly more adverse than would iypically result from the
same propesal being located in areas requiring a goal ezception
other than the proposed site. Such reasons shall include but are
not limited to, the facts used to determine which resowrce land
is least productive; the ability to sustain resource uses near the
proposed use; and the long-term economie impact on the general
area caused by irreversible removal of the land from the
resource base. Other possible impacts include the effects of the
proposed use on the water table, on the costs of improving roads
and on the costs to special service districts.

These criteria are addressed in the following paragraphs.

Environmental Consequences:

The long-term environmental consequences resulting from the exception
are not significantly more adverse than would typically result from the
same proposal being located in other aress requiring a Goal exception.
Facts supporting this conclusion are discussed below.

Water quality: Residential development within the proposed exception
area is not likely to have significant water quality impacts because:

» All new development will be served by new DEQ-approved
drainfields and septic tanks;

» Eixisting County regulations controlling soil erosion (section 54.300 —
54.310) and establishing riparian setbacks (S4.237) help mitigate
some of the water quality impacts of new development.
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Air guality: Residential development within the proposed exception ares
is unlikely o have significant air qualify impacts because:

e The exception area, like all other lands in Cleteop County, is not
listed as a “non-attainment” arvea with respect to air quality
standards by the Oregon Department of Environmental Quality.

» Air emissions from motor vehicle transportation associated with the
exception area are the same as would be expected from other
- potential exception areas in the County. The proposed exception

area is closer to Asioria than other possible exception areas to the
south and east, which may help minimize travel distances, and thus
minimize transportation-related air emissions.

Fish and wildlife habitat: Residential development planned for tax lot
300 i8 not likely to have significant impacts on fish or wildlife habitat
because:

* Fish habitat is not present at the proposed exception area,

» Nearby waters of the Klaskanine River includes habitat for many fish
species {9], including threatened or endangered salmon species.
Potential down-slope water quality impacts can be minimized or
avoided by following best manegement practices during and after
construction, and by requiring DEQ-approved drainfields and septic
tanks for new homes on tax lot 300.

o Wildlife habitat in the proposed exception ares may be impacted by
new residential development; but this impact is unlikely o be
significantly greater than it would be in other potential exception
areas because (1) the proposed exception ares has not been identified
as providing exceptional or significant habitat for any wildlife
species; and (2) wildlifs habitat in the proposed exception area is
limited by existing development in the surrounding ares.

Noise: Residential development planned for tax lot 300 may incresse
noise levels in the immediaie vicinity, but this environmental impact is not
likely to be significantly greater in the propesed exception area than it
would be in alternative exception areas.

Other environmental consequences: There is oo evidence that
environmental impacts associated with solid waste disposal, toxic
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substances, or greenhouse gas emissions are substantially different af the
proposed exception area as compared to any other alternative exception
aYeH, :

Based on thig information, the County can conclude that the long-term
environmentfal consequences resulting from residential, commercial and
industrial development in the proposed exception area are not significantly
more adverse than would typically resuli ﬁ'om the same development bemg

: located in other ATGAS reqmrmg an exceptmn SR

Fconomic consequences:

The long-term economic consequences resulting from the exception are not
significantly more adverse than would typically result from the same
proposal being located in other areas requiring a goal exception. Findings
supporting this conclusion are discussed here. Potential economic
consequences of residential development in the proposed exception area
include the following:

» Land values may rise slightly because the per-acre price of
agricultural or forest land in Clatsop County is less than the per-acre
price of residential, commercial or industrial land, other factors being
equal,

» The total value of all agricultural products sold from Clatsop County
may drop slightly as a result of the proposed exception. The
applicant, Mr.Helligso, harvested a small quantity of hay from the
site in 2002. Other potential exception sites are likely to yield some
farm or forest products.

Based on this information, the County cen conclude that the exception's
long-term economic consequences are not significantly different than would
typically result from the same proposal being located in alternative aress
requiring & goal exception.

Social consequences:

The long-term social consequences resulting from the exception are not
significantly more adverse than would typically resuit from the same
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proposal being located in other areas requiring a goal exception. Findings
supporting this conclusion are discussed here.

Population growth: New homes are likely to be built on tax lot 300 as a
result of this exception. This will result in more families living in the
Olney area than at present, and mey result in changes in the social setiing
in this community. This is unlikely to be significantly worse than might be
expected at other alternative exception areas because the QOlney area
. alreedy accommodates a small Tural residential population; the area is

- well-served by infrastructure and services needed o accommodate
low-density rural vesidential development; and the area is close o existing
urban residential population centers (Astoria and Warrenton).
Additionally, new residential construction is subject to development,
standards that, to a limited extent, help minimize social disruption,
Examples of these standards include yerd sethecks and height Hmits.

Commercial activity: New commercial development is not planned for
the proposed exception area. An &xdsting store located west of the
proposed exception, in the Neighborhood Commereial zone, may benefii
irom additional residences in the area.

Industrial development: New industrial development is not planned for
the exception area. An existing industrial use in the vicinity of the
proposed exception area is separated from the exception ares by Highway
202.

Loss of open space: The proposed exception will result in the loss of
open space. The open space afforded by tax lot 300 mey provide social
benefits to surrounding residents, and for visifors passing the exception
area on Highway 202, There is no evidence that the proposed exception
aree provides this kind of social benefit to a significantly greater degres
than do alternative exception araas. Tf this social consequence existe, i is
likely to be roughly proportional to the number of people who pass the
site, plus the number of surrounding property owners who henefit from
adjoining ferm land. Some alternative exception sites, such as farm land
on the Clatsop Plains, have substantially more passing traffic than doeg
the proposed exception site. Other alternative exception sites may have
less. In general, the site’s open space value can't be preserved for the
public without compensating the owner. Overall, there is no evidence that
the proposed exception area will result in this kind of negative social
consequence to a significantly greater degree than any other alternative
excepiion area.
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This information supports a conclusion that the long-term social
cansequences resulting from the exception are not significantly more
adverse than would typically result from the same proposal being located
in other areas requiring & goal exception.

Energy consequences:

Long-term energy consequences resulting from the proposed exception are
not significantly worse than would typically result from the same proposal
being located in other areas requiring a goal exception. This conclusion is
supported by the following findings:

» No known energy resources (such as oil or gas fields, geothermal
resources, hydroelectric generating capacity, or coal deposits) are
located on tax lot 300.

& Energy consumption may change as a result of residential
development, These uses typically consume more ENETEY per acre
than do low-intensity sgricultural or forestry uses, However, this
change is unlikely to be substantially greater than it would be at
alternative exception areas.

¢ Energy distribution requirements are likely to change 83 a result of
development within the proposed exception area, but the change ig
likely to be relatively minor. There is no evidence that the proposed
exception area is significantly worse with respect to energy
transmission than any other potential exception area.

e Weaste products resulting from energy production are uniikely to be
more difficult to manage as a result of the proposed exception than
would be the case if an alternative exception site were chosen.

These facts support a conclusion that long-term EIErgy COnsequences
resulting from the proposed exception are not significantly more adverse
than would typically result from the same praposal being located in other
areas requiring a goal exception.
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Conclusion (Long-term environmental, economie, social and
energy consequences):

Findings on preceding pages support a conclusion that long-term
environmental, economic, social and BNergy consequences resulting from
the uses allowed within the proposed exception on tax lot 300 are not
significantly more adverse than would typically result from the same
proposal being located in other areas requiring a Goal exception. .. . .

Compatibility with adjacent uses (OAR 660-04-05(1)(d))

OAR 660-04-20(2)(d) reads as follows:

(d) “The proposed uses are compatible with other adjacent uses
or will be so rendered through measures designed to reduce
adverse impacts.” The ezception shall deseribe how the proposed
use will be rendered compatible with adjacent land uses. The
excepiion shall demonstrate that the proposed use is situated in
such a manner as fo be compatible with surrounding natural
Tesources and resource management or production practices.
“Compatible” is not intended as an absolute term meaning no
interference or adverse impocis of any type with adjacent uses.

Proposed uses on tax lot 30 are those listed in the RA2 zone:

e Single-family dwelling (LWDUO section 3.204(1) and (2))
o Limited home occupation (LWDUO section 3.204(3))

o Minor utilities (LWDUO section 3.204(4))

e Farm use (LWDUO section 3.204(5))

* Roadside stand for farm products grown ot the premises (LWDUOQ
section 3.204(6))

o Forestry (LWDUO section 3.204(7))
* Low intensity recreation (LWDUOQ section 3.204(8))

s Public or private neighbarhood park or playground (LWDUO section
3.204(9))
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Horticultural nursery (LWDUO section 3.204(10))
Cluster developments (LWDUO section 3.204(11))
Duplex (LWDUO section 3.204(12)) |
Temporary uses (LWDUO section 3.204(13))

Handicapped housing facility (LWDUO section 3.204(14))
Hea.lt]i hards]:up dwe]hng (LWDUO .section '3.204(15))
Communication facilities (LWDUO section 3.204(17))
Public/semi-public development (LWDUO section 3.207(1))
Utilities necessery for public serviee (LWDUO section 3.207(2))

Extraction, processing, and stockpiling of rock, sa.nd, mineral and
other subsurface materials (EWDUO section 3.207(3))

Dog kennel (LWDUO section 3.207(4))
Airport (LWDUO section 3.207(5))

Public or private recreation such as riding stahle, fishing or boating
docks or ramps, gun club, golf course, or resort type establishment in
association with recreation (LWDUO section 3.207(6))

Home oceupation (LWDUO section 3.207(7))

Veterinary clinic (LWDUOQ section 3.207(8))

Golf course (LWDUO section 3.207(9))

Golf driving range (LWDUO section 3.207(10))

Campground, primitive (LWDUO section 3.207(11))

Boat ramps (LWDUO section 3.207(12))

Bed and brealdast establishment (CLWDUO section 3.207(14))

Single-family residences are the primary use intended for the exception

area.

Some of the potential uses listed above and allowed in the RA2 zone

can’t be developed on tax lot 300. The site is too small for a airpart, golf
cowrse or driving range; it lacks water access needed for a boat ramp.
Some uses listed above don’t require a goal exception: agriculture or
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forestry; a primitive campground; low-intensity recreation. Some of the
allowable RA2 uses would not be allowed under this exception because
they haven't been addressed: communications facilities, public and
semi-public development, kennels, and veterinary clinics would Tequire an
additional (or amended) exception on tax lot 300.

Adjacent uses include the Olney Community Church (tax lot 901, to the
east); commercial forest land (tax lot 200, to the north); a rural residence
“and the Olney Store (tax lots 2300 and 2400, to the west); a small wood
products processing facility (tax lot 400, across Highway 202 to the south);
and the Olney School (tax 1ot 501, across Highway 202, to the south).
Planned uses in the proposed exception area are generally compatible with
existing and planned vses on adjoining lands for the following reasons:

Adjacent forest use: Forest land is located adjecent to & portion of the
exception area. Forestry-related activities on these lands may include
timber harvesting, thinning, application of chemicals, and slash disposal.
The County relies on the following measures to ensure compatibility
between adjoining forestry nses and residential uses in the proposed
exception area:

e Oregon Forest Practices Act and its administrative rules include
provisions o avoid conflicts between forestry and adjoining
non-forest uses.

* Clatsop County’s development code includes a 50-foot setback from
adjoining resource zones (including land in forest zones) for new
structures (ses LWDUO section 3.208(5) and (8)).

Nearby indunstrial use: A small sawmill is located south of tax ot 300,
across Highway 202, The County relies on the following to ensure
compatibility between residential use on the proposed exception area and
this nearby industrial use:

o The Highway 202 has a 50-foot wide right-of way past the exception
site. This provides a spatial buffer between potentially incompatible
residential development on tax lot 300, and existing industrial
development on tax lot 400,

s Minimum sirest-side setbacks in the proposed RA2 zone provide an
additional sethack from the indusirial site on tax los 400: see
LWDUO section 3.208(4).
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» Mr.Helligso intends to cluster residences on tax lot 300. Clatsop
County’s review procedure for cluster developments provides an
opportunity to impose additional sethacks from potentially
incompatible industrial development on tax lot 400: gee Clatsop
County standards document sections 3.150 through 3.150.

* Residential development on tax lot 300, allowed under this exception,
would be no nearer to mcompa.tlble industrial development on tax lot
- 400 than residential development on tax lot 7-9-12-500 and a port:on _
- of tax lot 7-9-18-400. These two tax lots are to be down-zoned as a
part of this amendment. As a result, the proposed exception does
not worsen potential residential-industrial conflicts mvolvmg the
small saw mill.

Church: The Olney Community Church is located immediately adjacent
to tax lot 300 to the east, on tax lot 901. The County relies on the
following to ensure compatibility between residential use on the proposed
exception area and this nearby non-residential use:

e The Olpey Community Church is a relatively small facility with use
patterns consistent with its rural location.

+ Setbacks between residential development; on tax lot 300 and the
church can be imposed during development of tax lot 300 to avoid
some Ikinds of conflicts.

» Mr.Helligso intends to cluster residences on tax lot 300. Clatsop
County’s review procedure for cluster developments provides an
opportunity to impose additional setbaclks from this potentially
incompaitible use to the east: see Clatsop County stendards
document sections 3.150 through 3.159.

¢ Mr.Helligso recognizes the Olney Community Church’s Tight to
operate a place of worship on tax lot 901. This right is guaranteed
under federal law [11].

Olney Store: A small convenience store is located on tax lot 2400, to the
west of the proposed exception area. The County relies on the following to
ensure compatibility between residential use on the proposed exception
area and this nearby commercial use:

» The Olney Store is separated from tax lot 300 by an intervening lot.,
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e The County’s Neighborhood Commercial zone (NC) restricts uses so
as to avoid conflicts between rural residential uses and more intenss
commercial activities: see LWDUO sections 3.304 and 3.308,

o Mr.Helligso intends to cluster residences on tax lot 300. Clatsop
County’s review procedure for cluster developments provides an
opportunity to impose additional setbacks From this potentially
incompatible use to the west: see Clatsop County standards

© document sections 3.150 through 3.159,

Olney School: A school building is located south of tax lat 300, across
Highway 202, The County relies on the following to ensure compatibility
between residential use on the proposed exception area and this nearby
non-residential use;

¢ The Highway 202 has a 50-foot wide right-of way past the exception
site. This provides a spatial buffer between potentially incompatible
residential development on tax lot 300, and existing industrial
development on tax lot 501.

o Minimum street-side setbacks in the proposed RA2 zone provide an
additional setbaclk from the school: see TWDUOQ section 3.208(4).

« Mr.Helligso intends to clusier residences on tax lot 300. Clatsop
County’s review procedure for clusier developments provides an
opportunity to impose additional setbacks from potentially
incompatible indusirial development on tax lot 400: see Clatsop
County standards document sections 3.150 through 3.158.

o The Olney School is not currently used by the Astoria School
District. Because of this, there is almost no activity at the School.
This should completely avoid incompatibility, although the school’s
closure is unlikely to be permanent.

¢ School-related activities may be largely compatible with residentiai
uses. Many elementary schools are located in residential
neighborhoods. Gray and Astor schools in Astoria, Warrenton
Elementary, Seaside Heights, and Gearhart Elementary are all
located in residential neighberhoads.
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Conclusion: Compatibility with adjacent uses

Clatsop County finds that proposed residential, commercial and industria]
uses planned for the exception area compatible with other adjacent 1ses or
will be so rendered through measures designed to reduce adverse impacts,
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Exception to Goal 14 for Tax Lot 7-8-12-300

11 March 2004

Summary

This document contains an exception to statewide planning goal 14 for tax
lot 7-9-12-300, covering about 19 acres in the Olney area.

Clatsop County is considering a proposal consisting of the following
amendments:

¢ Comprehensive Plan Map amendment from the Conservation—Forest
Lands plan designation to the Rural Lands plan designation (see
exhibit 2) for tax lot 7-9-12-300;

e Zoning Map amendment from AF to RA2 (see exhibit 3) for tax lot
7-9-12-300;

e Comprehensive Plan Map amendment from the Rural Lands plan
designation fo the Conservation—Forest Lands plan designation (see
exhibit 2) for tax lot 7-9-12-500 and a portion of tax lot 7-9-13-400;

» Zoning Map amendment from RA2 to AT (see exhibit 3) for tax lot
7-9-12-500 and a portion of tax lot 7-9-13-400.

These amendments allow rural residential development on tax lot 300. As
part of these amendments, two new exceptions are needed. Oune is an
exception to statewide planning goal 14 (this document); the other is an
exception to statewide planning goal 4 (forest lands — see exhibit 4).
Finally, the proposal includes the removal of tax lof 7-8-12-500 and a
portion of tax lot 7-9-13-400 from the existing goal 4 exception area (see
exhibit 5).
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Hxception Requirements

An exception is a decision te exclude certain land from the requirements of
one or more applicable statewide goals. This exception to goal 14 is
provided to meet the requirements of OAR 660-04-0040(6):

(6) After the effective date of this rule, o local government’s
requirements for minimum lot or parcel sizes in rural residential
areas shall not be amended to allow o smaller minimum for any
individual lot or parcel without taking an exception to Goal 14.

"This exception is a reasons exception, subject to OAR 660-004-0020 and
660-004-0022. These requirements are addressed on the following pages.
Goal 14 addresses urbanization. The goal is “To pravide an orderly and
efficient trausition from rural to urban land use.” Administrative rules
have been adopted by the state to implement goal 14 by requiring counties
to regulafe residential density and service availability in rural residential
areas. Proposed amendments do not affect service availability (such as
water or fire protection) at the exception site; however, density is affected.
The proposal changes the maximum density on tax lat 300 to one dwelling
unit per two acres.

Goal 14 does not state that a two-acre minimum lot size is urban; in fact,
Oregon’s administrative rules state that two acres is generally the smallest
rural lot size:

A rural residential zone currently in effect shall be deemed to
comply with Goal 1} if that zone reguires any new lot or parcel
to have an area of ot least two acres. (OAR 660-004-0040(5)(a))

Nonetheless, goal 14 may be interpreted as requiring an exception for any
up-zoning involving rural residential lands, regardless of lot size:

After the effective date of this rule, a local government’s
requirements for minimum lot or porcel sizes in rural
residential areas shaoll not be amended to allow a smaller
manimum for any individual lot or parcel without taking an
ezceplion to Goal 14. (OAR 660-04-0040(6))
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This reasons exception is taken to satisfy the language in QAR
660-04-0040(6).

OAR 660-14-0040 may be relevant, too. This administrative rule is entitled
* Incorperation of New Cities on Undeveloped Rural Lands”. It is
addressed beginning on page 22 of this exception.

Oregon Revised Statutes (ORS) 197.732(1) establishes three different types
of exceptions: physically developed {ORS 197.732(1)(a)); irrevacably
committed (ORS 197.732(1)(b)); and reasons (ORS 197.732(1)(c)). This
exception is a reasons exception. ORS 197.732(1)(c) establishes
requirements for a reasons exception:

N (I)A local government may adopt an exception to a goal ift

(c) The following standards are met:

(A) Reasons justify why the state policy embodied in the
applicable goals should not apply;

(B) Areas which do not require a new exception cannot
reasonably accommodate the use;

(C) The long term environmental, economic, social and energy
consequences resulting from the use at the proposed site with
measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the
same proposal being located in areas requiring a goal exception
other than the proposed site; and

(D) The proposed uses are compatible with other adjacent uses
or will be so rendered through measures designed to reduce
adverse impacis.

Statewide planning goal 2 establishes requirements for exceptions. Part
I(c) of goal 2 is applicable to a reasons exception, and is identical to ORS
197.732(1)(c), cited above.

Oregon Administrative Rules (OAR) chapter 660, division 4, establishes
rules for exceptions. OAR 660-04-000(2) and OAR. 660-04-05(1) provide
general definitions of an exception:

An exception is o decision to ezclude certain land from the
requirements of one or more upplicable stotewide goals in
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accordance with the process specified in Goal 2, Part I,
Bzceptions. The documentation for an ezception must be set
forth in a local government’s comprehensive plan. Such
documeniation must support o conclusion that the standards for
an ezception have been met. The conclusion shall be bused on
findings of fact supported by substantial evidence in the record
of the local proceeding and by a statement of reasons which
explain why the proposed use not allowed by the applicable goal
should be provided for. The exceptions process is not to be used
to indicate that o jurisdiction disagrees with a goal. (OAR
660-04-000(2))

- An “Exception” is a comprehensive plan provision, including
an-amendment to an acknowledged comprehensive plan, that:

(2) Is applicable to specific properties or situations and does not
establish a planning or zoning policy of general applicability;

(b) Does not comply with some or all goal requirements
applicable to the subject properties or situations; and
(c) Complies with the provisions of this Division. (OAR
660-04-05(1))

OAR 660-04-20(2) sets detailed requirements for & reasons exception:

(1} If a jurisdiction determines there are reasons consistent
with OAR 660-004-0022 to use resource lands for uses not
allowed by the applicable Goal, the justification shall be set
forth in the comprehensive plan as an exception.

(2) The four factors in Goal 2 Part II(c) required to be
addressed when taking an exception to a Goal are;

{a) “Reasons justify why the state policy embodied in the
applicable goals should not apply”: The exception shall set
forth the facts and assumptions used as the bagis for
determining that a state policy embodied in a goal should not
apply to specific properties or situations including the amount
of land for the use being planned and why the use requires a
location on resource land;

(b) “Areas which do not require a new exception cannot
reagonably accommodate the uge”:

(A) The exception shall indicate on a map or otherwise
describe the location of possible alternative areas considered for
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the use, which 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 Jjustified, it is necessary
to discuss why other areas which do not require a new
exception cannot reasonably accommodate the proposed use.
Economic factors can be considered along with other relevant
factors in determining that the use cannot reasonably be
accommodated in other areas. Under the alternative factor 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 -

(i} Can the proposed use be reasonably accommodated on
resource land that is already irrevocably committed to
nonresource uses, not allowed by the applicable Goal, incliding
resource land in existing rural centers, 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?

(C) This alternative areas standard can be met by a broad
review of similar types of areas rather than a review of specifie
aliernative 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 excepiion, unless another pariy to the
local proceeding can describe why there are specific sites that
can inore 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 that the sites are more reasonable by
another party during the local exceptions proceeding.

(c) The long-term environmental, economic, social and energy
consequences resulting from the use at the proposed site with
measures designed io reduce adverse impacts are not
significantly more adverse than would typically result from the
same proposal being located in other areas requiring a Goal
exception. The exception shall describe the characteristics of
each alternative areas considered by the Jurisdiction for which
an exception might be taken, the typical advantages and
disadvantages of using the area for a use not allowed by the
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Goal, and the typical positive and negative consequences
resulting from the use at the proposed site with measures
designed to reduce adverse impacts. A detailed evaluation of
specific alternative sites is not required unless such sites are
specifically described with facts to support the assertion that
the sites have significantly fewer adverse impacts during the
local exceptions proceeding. The exception shall include the
reasons why the consequences of the use at the chosen site are
not significantly more adverse than would typically resuli from
the same proposal being located in areas requiring a goal
exception other than the proposed site. Such reasons shall
include but are not limited to, the facts used to determine

 which resource land is least productive; the ability to sustain

resource uses near the proposed use; and the long-term
economic impact on the general area caused by irreversible
removal of the land from the resource base. Other possible
impacts include the effects of the proposed use on the water
table, on the costs of improving roads and on the costs to
special service districts;

(d) “The proposed uses are compatible with other adjacent
uses -or will be so rendered through meagures designed to
reduce adverse impacts.” The exception shall describe how the
proposed use will be rendered compatible with adjacent land
uses. The exception shall demonsirate that the proposed use is
situated in such a manner as to be cornpatible with
surrounding natural resources and resource management or
production practices. “Compatible” is not intended as an
absolute term meaning no interference or adverse impacts of
any type with adjacent uses.

(3) If the exception involves more than one area for which the
reasons and circumstances are the same, the areas may be
congidered as a group. Each of the areas shall be identified on 2
map, or their location otherwise described, and keyed 1o the
appropriate findings.

OAR 660-04-22 lists reasons needed to justify an exceptions under goal 2,
part II(c). Those pertaining to this exception include:

An exception Under Goal 2, Part II{c) can be taken for any use
not allowed by the applicable goal(s). The types of reasons that
may or may not be used to justify certain fypes of uses not
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allowed on resource lands are set forth in the following sections
of this rule:

(1) For uses not specifically provided for in subsequent sections
of this rule or QAR 660, division 014, the reasons shall Justify
why the state policy embodied in the applicable goals should
not apply. Such reasons include but are not limited to the
following:

(2) There is a demonstrated need for the proposed use or
activity, based on one or more of the requirements of Statewide
(Goals 3 to 19; and either

(b) A resource upon which the proposed use or activity is

~ dependent can be reasonably obtained only at the proposed

 exception site and the use or activity requires a location near
the resource. An exception based on this subsection must
include an analysis of the market area io be served by the
proposed use or activity. That analysis must demonstrate that
the proposed exception site is the only one within that market
area at which the resource depended upon can reasonably be
obtained; or

(i c)'The proposed use or activity has special features or
qualities that necessitate its location on or near the proposed
exception siie.

(2) Rural Residential Development: For rural residential
development the reasons cannot be based on market demand
for housing, except as provided for in this section of this rule,
assumed continuation of past urban and rural population
distributions, or housing types and cost characteristics. A
county must show why, based on the economic analysis in the
plan, there are reasons for the type and density of housing
planned which require this particular location on resource
lands. A jurisdiction could Jjustify an exception to allow
residential development on resource land outside an urban
growth boundary by determining that the rural Jocation of the
proposed residential development is necessary to satisfy the
market demand for housing generated by existing or planned
rural indusirial, commercial, or other economic activity in the
area.

These requirements are addressed in the following sections,
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Reasons justify why the state policy embodied in the
applicable goals should not apply (OAR 660-04-20(2)(a))

This section sets forth the facts and assumptions for determining that
state policy embodied in goal 14 should not apply to tax lot 7-9-12-300.
This section also explains why the proposed uses require a location on
resonrce land. The exception area includes all of tax lot 300, cavering
about 19.16 acres.

The policy embodied in goal 14 is *To pravide for an orderly and efficient
transition from rural to urban land use” Administrative rules adopted to
implement this policy include OAR 660-04-0040(6):

(6) After the effective date of this rule, o local government’s
requirements for minimum lot or parcel sizes in rural residentigl
areas shall not be amended to ollow o smaller minimum for any
individual lot or parcel without taking an excepiion to Goal 1.

This exception is intended to address OAR 660-04-0040(6). Reasons
justifying this exception are best summarized by comparing the proposed
exception site (tax lot 300) with the proposed off-setting downzone (tax lot
7-8-12-500 and a portion of tax lot 7-9-13-400):

Topography: Tax lot 300, the exception site, is maderately-sloping, and
includes relatively flat areas suitable for home-site development with
minimal grading. The proposed down-zone site (fax lot 7-8-12-500
and a portion of tax lot 7-9-13-400) is steeply-sloping. Rumral
residential development on the proposed downzone site will require
extensive excavation and engineering.

Habitat: The proposed down-zone site includes extensive wetland areas.
These wetland areas may provide habitat for migratory waterfowl,
anadromous fish, reptiles and amphibians, and neo-tropical
songbirds. The proposed exception area has a much less extensive
wetland which does not provide these types of habitat.

Traffic Impacts: The proposed exception site can be developed with an
internal road system, and one or two access points onto Highway 202.
The proposed down-zone siie can only be developed in & linear
fashion with each home-site having an individual driveway onto the
County Road.
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Density: Because this proposal contains off-setfing amendments, the
exception has no net impact on buildable vacant land or overall
density in the Olney area.

Pedestrian Access: The proposed exception site is on the same side of
Highway 202 as two community facilities: the Olney Store and the
Olney Community Church. Pedestrians can reach the store or the
church without crossing the highway. The proposed down-zone site is
on the opposite side of Highway 202.

Solar Access: Potential homesites on the exception site have a southern
exposure. The proposed down-zone site has a westerly and
south-westerly exposure.. . ...

These reasons justify a decision to alﬁprove an exception to the goal 14
requirement in OAR, 660-04-0040(6).

Areas which do not require a new exception cannot
reasonably accommodate the use (OAR 660-04-20(2)(b))

The use planned for the exception site is a rural residential developrent
located in the Olney area consisting of no more than five single-family
detached dwellings. Alternative non-exception areas cannot Teasonably
accommodate this use, for reasons explained in the following paragraphs,

Administrative rules identify certain areas that are not subject to the
exception requirement in OAR 660-04-0040(6). These areas are potentially
available to accommodate the proposed use. However, practical difficulties
preclude using these areas for the proposed use:

* Lands within an urban growth boundary (OAR 660-04-0040(2)(a)
and (2)(c)(A)). There are no UGB lands in the Olney area. The
nearest Urban Growth Boundary is Astoria, about six miles
northwest of Olney. Land in the Astoria UGB is not available for the
proposed use because it is zoned for urban rather than rural
residential density; becanse Astoria UGB lands are not in the Olney
area, and residents of the Astoria UGB do not generally participate
in Olney community activities; and because residential land in the
Astoria UGB does not offset the loss of residential land in the Olnsy
area associated with the proposed down-zoning of tax lot 7-9-12-500
and a portion of tax lot 7-9-13-400,
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* Lands divided prior to the effective date (3 April 2001 ) of the
administrative rule (OAR 660-04-0040(2)(b)). Existing divided lands
are not available in the Olney area. Approved partitions and
subdivisions in the Olney area are limited to the following: partition
plats 1993-014 and 1994-013, in the AF zone; partition plat 1995-008,
in the EFU zone, and the Plat of the Town of Olney, in the EFU
zone. The proposed use is prohibited under the current zoning on
these partition and subdivision lots.

* Land in an unincorporated community (OAR 660-04-0040(2)(c)(B)).
There are no unincorporated communities in $he Olney area. The
nearest unincorporated community is Jeffers Gardens — Miles
~Crossing, about five miles to the northwest. Land in the Jeffers

- Gardens — Miles Crossing unincorporated community is zoned at a,
higher density than is planned for the ‘exception area. Residents of
the Jeffers Gardens — Miles Crossing unincorporaied community do
not generally participate in community life in Olney.

® Land in an urban reserve aren (OAR 660-04-0040(2)(c)(C}). There
are no urban reserve lands in the Olney area. The nearest urban
reserve areas are in Washington County, approximately 60 miles
southeast of the proposed exception area. These urban TEeserve areas
are not suitable for the proposed use.

® Land in an ares designated for destination resort development (OAR
660-04-0040(2)(c)(D)). Clatsop County’s comprehensive plan does
not identify any lands in the Olney area suitable for destination
resorts. There are no existing destination resorts in the Olney area,
or anywhere in Clatsop County. Some lands in Tillamogk County
have been identified in that; county’s comprehensive plan as suitable
for destination resort development. These areas are not suitable for
the proposed use.

© Resource land (OAR 660-04-0040(2)(c)(E)). Resource lands are
zoned for farm use, forestry, apen space, recreation, wetlands, and
aguatic uses. These lands are present in the Olney area, but they are
not available for the proposed use because rural residential
development is not permitted in Clatsop County’s resource zones.

e Nonresource land {OAR 660-04-0040(2)(c)(F)). Non-resource lands
are not suitable for agriculture or forestry due to a physical factar
such as poor soil conditions. There are no lands in the Olney area
identified as non-resource lands. The nearest non-resource lands are
about eight miles to the west, on the west side of Highway 101 in the
Clatsop Plains, where the County adopted findings in 1982
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demonstrating that this area was not suitable for farming or forestry.
Clatsop Plains non-resource lands are not suitable for the propased
use because they are too far removed from the Olney area.

» Marginal land (OAR 6660-04-0040(2)(c)(G)). Low-value farm land
formally identified as such in the 1980s can be classified as marginal
land. There is no identified marginal land in the Olney area, Or
anywhere in Clatsop County.

o Rural industrial, commercial, or public use lands {OAR
6660-04-0040(2)(c)(H)). The Olney Store is zoned for rural
commercial uses. A sawmill across Highway 202 from the exception

~Site is zoned for rural industrial uses. These sites are not available for

- the proposed use because their zoning does not allow rural residential
development;,

e Curry County compliant lands (OAR 660-04-0040(8)(b)). Rural
residential areas found to comply with goal 14 after the Oregon
Supreme Court's 1986 ruling in 1000 Friends of Oregon v. LCDC
(301 Or 447), and before 3 April 2001 are exempt from this exception
requirement. There are no rural residential lands in the Olney area,
or elsewhere in Clatsop County, that were acknowledged as compliant
with goal 14 during the period between the 1986 court decision and
LCDC's adoption in 2001 of goal 14 lot size rules (OAR 660-04-0040).

¢ Lands in o rural residential zone that requires o new lot or parcel io
have an area of ot least two acres (OAR 660-04-0040(5)(z)). The
Olney area includes lands in the RA2 and RA5 zones. The proposed
down-zone lands (tax lot 7-8-12-500 and a portion of tax lot
7-9-13-400) are in the RA2 zone. These lands are poorly suited for
the proposed use becanse of steep slopes; the presence of extensive
wetland areas; and other development-related constraints.

This information justifies a conclusion that areas which do not require a
new exception cannot reasonably accommodate the proposed use.

Long-term environmental, economic, social and energy
consequences (OAR 660-04-20(1)(c)):

The following criteria must be met in order to approve this exception:

The long-term environmental, economic, sociel and energy
consequences resulting from the use at the proposed site with
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measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the
same proposal being located in other arens requiring 6 Goal
ezception. The ezception shall describe the characteristics of
each alternative arens considered by the Jurisdiction for which
en escepiion might be taken, the typical advantfages and
disadvantages of using the area for o use not allowed by the
Goal, and the typical positive and negative consequences
resulting from the use at the proposed site with measures
designed to reduce adverse impacts. A detailed evalugtion of
specific alternative sites is not required unless such sites are
specificaily described with facts to support the assertion that the
‘gites have's'igm'ﬁcq_nﬂy fewer adverse impdcf_.s_durz'ng_the local
exceptions proceeding. The ezception shall include the reasons
why the consequences of the use at the chosen site are not
significantly more adverse than would typically resuli from the
same propoesal being located in aress reguiring o goal ezception
other than the proposed site. Such reasons shall include but are
not limited to, the facts used to determine which resource land
is lenst productive; the ability to sustain resource uses near the
proposed use; and the long-term economic impact on the general
area caused by irreversible removal of the land from the
resource base. Other possible impacts include the effects of the
proposed use on the water table, on the costs of improving roads
and on the costs to special service districts.

These criteria are addressed in the following paragraphs.

Environmental Consequences:

The long-term environmental consequences resulting from the exception
are not significantly more adverse than would typically result from the
same praposal being located in other areas requiring a goal exception.
Facts supporting this conclusion are discussed below.

Water guality: Residential development within the proposed exception

area is not likely to have significant water quality impacts because:

® Al new development on the exception site will be served by new
DEQ-approved drainfields and septic tanks;

o Hxisting County regulations controlling soil erasion (section 84.300 —
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54.310) and establishing riparian setbacks (S4.237) help mltlgate
potential water quality impacts of new development.

Ajr quality: Residential development within the proposed exception area
is unlikely to have significant air quality impacts becanse:

» The exception area, like all other lands in Clatsop County, is not
listed as a “non-attainment” area with respect to air quality
standards by the Oregon Department of Environmental Quality.

» Air emissions from motar vehicle transportation associated with the

- exception area are substantially the same as would be expected from
other potentlal exception areas. The proposed exception area is
closer to Astoria than other possible exception areas to the south and
east, which may help minimize travel distances, and thus minimize
transportation-related air emissions.

Fish and wildlife habitat: Residential development planned for tax lot
300 is unlikely to have significant impacts an fish or wildlife habitat
because:

» Fish habitat is not present on the proposed exception site.

» Nearby waters of the Klaskanine River includes habitat for many fish
species [1], including threatened ar endangered salmon species.
Potential down-slope water quality impacts can be minimized or
avoided by following best management practices during and after
construction, and by requiring DEQ-approved drainfields and septic
tanls for new homes on tax lot 300.

e Wildlife habitat in the proposed exception area may be impacted by
new residential development; but this impact is unlikely to be
significantly greater than it would be in other potential exception
areas because (1) the proposed exception area has not been identified
as providing exceptional or significant habitat for any wildlife
species; and (2) wildlife habitat in the proposed exception area is
limited by existing development in the surrounding area.

Noise: Residential development planned for tax lot 300 may increase
noise levels in the immediate vicinity, but this environmental impact is not
likely to be significantly greater in the proposed exception area than it
would be in alternative exception areas.
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ther environmental consequences: There is no evidenca that
environmental impacts associated with solid waste disposal, toxic
substances, ar greenhouse gas emissions are substantially different at the
proposed exception area as compared o other alternative exception areas.
Significant local noise sources include the sawmill, truck iraffic on Highway
202, and a nearby quarry.

Based on this information, the County can conclude that the long-term
environmental consequences resulting from regidential, commercial and
industrial development in the proposed exception area are not significantly
more adverse than would typically result from the same development being
located in other areas requiring an exception.

Economic conseguences:

The long-term economic consequences resulting from the proposed
exception are not significantly worse than would typically result from the
same proposal being located in other areas requiring a goal exception.
Findings supporting this conclusion are discussed here., Potential economic
consequences of residential development in the proposed exception area
might include;

» Land*values may rise slightly becanse the per-acre price of farm or
forest land in Clatsop County is less than the per-acre price of
residential, commercial or industrial land, other factors being equal.
The Olney area lacks any non-resource or marginal lands,

o The total value of all agricultural products sold from Clatsop County
may drop slightly as a result of the proposed exception. The
landowner harvested a small quantity of hay from the site in 2002,
Other potential exception sites are likely to yield some farm or forest
products,

Based on this information, the County can conclude that the exception’s
long-term economic consequences are not significantly different than would
typically result from the same proposal being located in alternative areas
requiring a goal exception.
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Social consequences:

Long-term social consequences resulting from the proposed exception are
not significantly more adverse than would typically result from the same
proposal being located in other areas requiring a goal exception. Findings
supporting this conclugion are discussed here.

Population growth: New single-family dwellings are likely to be buiit on
tax lot 300 as a result of this exception. This will result in more families
living in the Olney area than at present, and may result in changes in the
character of this community. This is unlikely to be significantly worse than
_ might be expected at other alternative exception areas because the Olney

..area already accommodates a small rural residential population; the area is

well-served by infrastructure and services needed to accommodate
low-density rural residential development; and the area is relatively close
to existing urban residential population centers (Astoria and Warrenton).
Additionally, new residential construction is subject to development
standards that help minimize social disruption. Examples of these
standards include yard setbacks and building height limits.

Commercial activity: New commercial development is not planned for
the proposed exception area. An existing store located west of the
proposed exception, in the Neighborhood Commercial zone, may benefit
from additional residences in the area.

Industrial development: New industrial development is not planned for
the exception area. An existing industrial use in the vieinity of the
proposed exception area is separated from the exception area by Highway
202.

Loss of open space: The proposed exception will result in the loss of
open space. The open space afforded by tax lot 300 may provide social
benefits to surrounding residents, and for travelers passing the exception
area on Highway 202. There is no evidence that the proposed exception
area provides this kind of social benefit to a significantly greater degree
than do alternative exception areas. If this social consequence exists, it is
likely to be roughly proportional to the number of people who pass the
site, plus the number of surrounding property owners who benefit from
adjoining vacant land. Some alternative exception sites, such as farm land
on the Clatsop Plains, have substantially more passing traffic than does
the proposed exception site. Other alternative exception sites may have
less. In general, the site’'s open space value can't be entirely reserved for
the public without compensating the owner. Overall, there is no evidence
that the proposed exception area will result in this kind of negative social
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consequence to a significanily greater degree than any other alternative
exception area.

This information justifies & conclusion that the long-term social
consequences resulting from the exception are not significantly more
adverse than would typically result from the same proposal being located
in other areas requiring a goal exception.

Energy consequences:

- Long-ferm energy consequences resulting from the propased exception are
not significantly worse than would typically result from the same proposal -
being located in other areas requiring a goal exception. This conclusion. is
supported by the following facis:

® No known energy resources (such as oil or gas deposits, geathermal
resources, hydroelectric generating capacity, ar coal deposits) are
located on tax lot 300.

o Energy consumption may change as a result of residential
development. These uses typically consume more eNergy per acre
than do low-intensity agricultural ar forestry. Hawever, this change is
unlikely to be substantially greater than it would be at alternative
exception areas.

» Energy distribution requirements may change in response to
development within the propased exception area, but the change is
likely to be relatively minor. There is no evidence that the proposed
exception area is significantly worse than any other potential
exception area with respect to energy transmission.

e Waste products resulting from energy production are unlikely to be
more difficult to manage as a result of the propesed exception than
would be the case if an alternative exception site were chosen.

These facts justify a conclusion that long-term energy consequences
resulting from the proposed exception are nat significantly more adverse
than would typically result from the same proposal being located in other
areas requiring a goal exception.
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Conclusion — Long-term environmental, economic, social and
ENErgy consequences:

Findings on preceding pages support a conclusion that long-term
environmental, economic, social and energy conseguences resulting from
the uses allowed within the propaosed exception on tax ot 300 are not
significantly more adverse than would typically result from the same
proposal being located in other areas requiring a Goal exception.

Compatibility with adjacent uses (OAR 660-04-05(1)(d))
OAR. 660-04-20(2)(d) reads as follows:

(d) “The proposed uses are compatible with other adjecent uses
or will be so rendered through measures designed to reduce
adverse impacts.” The exception shall describe how the proposed
use will be rendered compatible with adjacent land uses. The
exception shall demonsirate that the proposed use is situated in
such a manner as to be compatible with surrounding natural
resources and resource management or production practices.

“Compatible” is not intended as an absolute term TEQTIRG NO
interference or adverse impacts of any type with adjocent uses.

Proposed uses on tax lot 30 are those listed in the RA2 zone;

» Single-family dwelling (LWDUO section 3.204(1) and (2))
o Limited home occupation (LWDUO section 3.204(3))

» Minor utilities (LWDUO section 3.204(4))

¢ Parm use (LWDUO section 3.204(5))

* Roadside stand for farm products grown on the premises (LWDUO
section 3.204(6))

Forestry (LWDUO section 3.204(7))
 Low intensity recreation (LWDUO section 3.204(8))

Public or private neighborhood park or playground (LWDUOQ section
3.204(9))
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Horticultural nursery (LWDUO section 3.204(10))

Cluster developments (LWDUO section 3.204(11))

Duplex (IWDUQ section 3.204(12))

Tempoarary uses (LWDUO section 3.204(13))

Handicapped housing facility (LWDUO section 3.204(14))
Health hardship dwelling (LWDUO section 3.204(15))
Communication facilities (LWDUQ section 3.204(17))
Public/semi-public development (LWDUQ section 3.207(1)) N
Utilities nééessaijr fﬁr pubhc sérﬁcé. (LWDUO .se.cﬁt.m 3.207(2))

Extraction, processing, and stockpiling of rock, sand, mineral and
other subsurface materials (LWDUQO section 3.207(3))

Dog kennel (LWDUQ section 3.207(4))
Airport (LWDUQ sectior 3.207(35))

Public or private recreation such as riding stable, fishing or boating
docks or ramps, gun club, golf course, or resort type establishment in
association with recreation (LWDUO section 3.207 (6))

Home occupation (LWDUO section 3.207(7))

Veterinary clinic (LWDUQ section 3.207(8))

Golf course (LWDUO section 3.207(9))

Golf driving range (LWDUO section 3.207(10))

Campground, primitive (LWDUOQ section 3.207(11))

Boat ramps (LWDUO section 3.207(12))

Bed and brealdfast establishment (LWDUQ section 3.207(14))

Single-family residences are the primary use intended far the exception

area.

Some of the potential uses listed above and allowed in the RA9 zone

can’t be developed on tax lot 300. The site is too small far an airport, golf
course ar driving range; it lacks water access needed for a boat ramp. Some
uses listed above don’t reguire a goal exception: agriculture or foresiry; a
primitive campground; low-intensity recreation. Sore of the allowable
RA2 uses would not be allowed under this exception because they haven't
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been addressed: communications facilities, public and semi-public
development, kennels, and veterinary clinics would require an additional
(or amended) exception on tax lot 300. The principal use proposed under
this exception is single family residential use, along with the accessory
buildings and uses characteristic of rural residential development.

Adjacent uses include the Olney Community Church (tax lot 901, to the
east); commercial forest land (tax lot 200, to the north); a rural residence
and the Olney Store (tax lots 2300 and 2400, to the west); a small wood
products processing facility (fax lot 400, across Highway 202 to the south);
and the Olney School (tax lot 501, across Highway 202, to the south).
Planned uses in the proposed exception area are generally compaiible with
~_existing and planned uses on adjoining lands for the following reasons: . . -

Adjacent forest use: Forest land is located adjacent to a portion of the
exception area. Forestry-related activities on these lands may include
timber harvesting, thinning, application of chemicals, and slash disposal.
The County can rely on the following measures to ensure compatibility
between adjoining forestry uses and residential uses in the propased
exception area:

s Oregon Forest Practices Act and its administrative rules include
provisions to avoid and minimize conflicts between forestry and
adjoining non-forest uses.

o Clatsop County's development code includes a 50-foot setback from
adjoining resource zones (including land in forest zones) for new
structures (see LWDUO section 3.208(5) and (6)).

Nearby industrial use: A small sawmill is located south of tax lot 300,
across Highway 202. The County can rely on the following to ensure
compatibility between residential use on the proposed exception area and
this nearby industrial use:

o Highway 202 has a 50-foot wide right-of way past the exception site,
This provides a spatial buffer between potentially incompatible
residential development on tax lot 300, and existing industrial
development on tax lot 400.

o Minimum street-side setbacks in the proposed RA2 zone provide an
additional setback from the industrial site on tax lot 400: see
LWDUO section 3.208(4).
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* Mr. Helligso may cluster residences on tax lot 300. Clatsop County's
review pracedure for cluster developments provides an opportunity to
impose additional setbacks from potentially incompatible industrial
development on tax lot 400: ses Clatsop County standards document
sections ‘53,150 through $3.158.

o Residential development on tax lot 300, allowed under this exception,
would be no nearer to incompatible industrial development on tax lot
400 than residential development on tax lot 7-9-12-500 and a portion
of tex lot 7-9-13-400. These two tax lots are o be down-zoned as a
part of this amendment. As a result, the propaosed exception does
not worsen potential residential-industrial conflicts involving the
small saw mill, e e MR

Church: The Olney Community Church is located immediately adjacent
to tax lot 300 to the east, on tax lot 901. The County relies on the
following to ensure compatibility between residential use an the proposed
exception area and this nearby non-residentia] nse:

¢ The Olney Community Church is a relatively small facility with use
Ppatterns consistent with its size and its rural location.

e Setbacks between residential development on tax lot 300 and the
church can be imposed during development of tax lot 300 to avoid
some kinds of conflicts.

¢ Mr. Helligso may cluster residences on tax lot 300. Clatsop County's
cluster development review process allows additional setbacks from
this potentially incompatible use to the east: see Clatsop County
standards document sections §3.150 through S3.159.

o Mr. Helligso recognizes the Olney Community Church's right to
operate a place of worship on tax lot 901, This right is guarantead
under federal law [2].

Olney Store: A small convenience store is located on tax lot 2400, ta the
west of the proposed exception area. The County relies on the following to
ensure compaiibility between residential use on the proposed exception
area and this nearby commercial use:

® The Olney Store is separated from tax lot 300 by an intervening lot.
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» The County's Neighborhood Commercial zane (NC) resiricts uses so
as to avoid conflicts between rural residential uses and more intense
commercial activities: see LWDUQ sections 3.304 and 3.306.

o Mr. Helligso may cluster residences on tax lot 300. Clatsop County’s
review procedure for cluster developments provides an opportunity to
impose additional setbacks from this potentially incompatible use to
the west: see Clatsop County standards document sections S3.150
through $3.159.

Olney School: A school building is located south of tax lot 300, across
Highway 202. The County relies on the following to ensure compatibility

~ between residential use on the Proposed exception area and this nearby -

non-residential use:

o Highway 202 has a 50-foot wide right-of way past the exception site,
This provides a spatial buffer between potentially incompatible
residential development on tax lot 300, and existing industrial
development on tax lot 501.

» Minimum strest-side setbacks in the proposed RAZ2 zone provide an
additional setback from the school: see LWDUO section 3.208 (4).

e Mr. Helligso may cluster residences on tax lot 300. Clatsop County’s
review procedure for cluster developments provides an opportunity to
impose additional setbacks from potentially incompatible industrial
development on tax lot 400: see Clatsop County standards document
sections 53,150 through 53.159.

* The Olney School is not currently used by the Astoria School
District. Because of this, there is almost no activity at the school
site. This should completely avaid incompatibility, althongh the
school’s closure may not be permanent.

» School-related activities may be largely compatible with residential
uses. Many elementary schools are located in residential
neighborhoods. Gray and Astor schools in Astoria, Warrenton
Elementary, Seaside Heights, and Gearhart Elementary are all
located in predominantly residential neighborhoods.

Conelusion: Compatibility with adjacent uses

Clatsop County finds that proposed rural residential uses planned for the
exception area compatible with adjacent uses or will be so rendered
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through measures designed to reduce adverse impacts.

Incorporation of New Cities on Undeveloped Rural Lands

OAR. §60-014-0040(1) reads as follows:

(1) As used in this rule, “undeveloped rural land” includes all
land outside of acknowledged urban growth boundaries ezcept
Jor rural areas committed to urban development. This definition
includes all resource and nonresource lands outside of urban

 growth boundaries. It also includes those lands subject to built
and commitied ezceptions to Goals § or 4, bui not developed at
urban density or committed to urban level development.

The subject property is undeveloped rural land under this definition
because it is outside of an urban growth boundary, and it is not committed
to urban density or to urban level development.

OAR 660-014-0040(2) reads as follows:

(2) A county can justify an exception to Goal 14 to allow
incorporation of a new city or establishment of new urban
development on undeveloped rural land. Reasons which can
Jjustify why the policies in Goals 3, 4, 11, and 14 should not
apply can include but are not lmited to findings that an urban
population and urban levels of facilities and services are
necessary to support an economic activity which is dependent
upon an adjacent or nearby naiural resource.

Subsection (2) is not applicable o this proposed exception because the
exception does not allow the establishment of new urban development on
undeveloped rural land. The proposed exception would allow the
establishment of no more than five rural homesites on a 19-acre tract of
undeveloped rural land. The maximnm density would be one dwelling unit
per 3.8 acres. This density does not constitute “urban development”, as
the term is wsed in this rule.

OAR 660-014-0040(3)} reads as follows:
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(3) To approve an esception under this rule, a county must also
show:

(a) That Goal 2, Part II{c)(1) and (c)(2) are met by showing
the proposed urban development cannot be reasonably
accommodated in or through ezpansion of ezisting urban growth
boundaries or by intensification of development at ezisting rural
centers; '

(b) That Goal 2, Part II{c)(8) is met by showing the long-term
environmental, economic, social and energy conseguences
resulting from urban development at the proposed site with
measures designed to reduce adverse impacts are not -
 significantly more adverse than would typically result from the
~ same proposal being located on other undeveloped rural lands,
considering:

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

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

(c) That Goal 8, Part II{c)(4) is met by showing the proposed
urban uses are compatible with adjecent uses or will be so0
rendered through measures designed to reduce adverse impacts
considering:

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

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

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

{e) That incorporation of a new city or establishment or new
urban development of undeveloped rural land is coordinated with
comprehensive plans of effected jurisdictions and consistent
with plans that control the area proposed for incorporation.

This section is mot applicable to this exception for the following reasons:
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(3)(a): This exception does not allow urban development or urban
densities, so the requirements of OAR 660-14-040{3)(a) are not
applicable. However, the requirements of Goal 2, Pari II{c)(1) and
(c)(2) are met: see the discussion starting an page 9 of this exception,

(3)(b): This exception does not allaw urban development or urban
densities, so the reguirements of OAR 660-14-040(3)(b) are not
applicable. However, the requirements of Goal 2, Part II(c)(3) are
met: see the discussion beginning on page 11 of this exception.

(8)(c): This exception does not allow urban development or urban
densities, so the requirements of OAR, 660-14-040(3){c) are not

.. met: see the discussion beginning on page 17 of this exception. . . .

(3)(d): This exception does not allow urban development or urban
densities, so the reguirements of OAR 660-14-040(3)(d) are not
applicable. However, the County can find that an appropriate level of
public facilities and services are likely to be provided in a timely and
efficient manner becauss:

» A minimum level of water service is established in the County’s
development standards, in section S$2,400., The site is in the area
served by the Olney-Walluski Water Association. Water
availability can be evaluated at the time the land is divided or a
dwelling is appraved.

e The site has about 1,500 linear feet of frontage on State
Highway 202. This part of the highway is not access-limited.,
Driveway location can be reviewed at the time a development
permit or land division is reguested.

# The Olney-Walluski Fire and Rescue District provides these
services to the subject property. There is no need to expand the
district's boundaries to service the property.

o Other services, such as electricity, solid waste collection, and
telephone, are provided by investor-owned for-profit companies.

(8)(e): This exception does not allow urban development or urban
densities, 5o the requirements of OAR 660-14-040(3)(e) are not
applicable. The site will not be annexed into any city or urban
service district as a result of this exception. Clatsop County will
retain planning and zoning authority on the site regardiess of
whether or not the exception is approved.

Based on this, the County can conclude that the requirements of OAR
660-014-0040(1) through (3) do not apply to this exception.
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EXISTING GEOLOGIC HAZARD RELATED POLICIES PROPOSED FOR DELETION

NATURAL HAZARDS SECTION

General Mass Movement Policies

03

Discussion:  This concept is covered by propoesed policy 2.

Discussion: This policy has been slightly revised as policy 3.

Discussion: This policy has been slightly revised as Policy 7.

Discussion: This concept is covered by proposed policy 4 & 5.

Discussion: Areas of potential landside topography, including those that
include faults will be subject to proposed policy 2.
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Discussion:  Areas of potential landside topography, including those that include
faults will be subject to proposed policy 2. In addition, proposed policy 8 addresses
the educational component of this policy.

Development Policies for Areas of Mass Movement

1.
Discussion: This concept is covered by proposed policy 4.
2.
Discussion: This concept is covered by proposed policy 4, 5 &6.
3.
Discussion: This concept is covered by proposed policy 4.
4,

Discussion: This concept is covered by proposed policy 2. More detailed
information about where site investigations will be required will be contained
in the revised geologic hazard section of the development code.

Policies for Streambank Frosion and Deposition

W:APL\Veronica\Hazards\COMP PLAN GEOHAZD POLICIES DELETE 6-17-03.doc
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