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Southwest Coastal Citizen Advisory / Design Review Advisory Committee  

Regular Meeting – LOCATION and DATE CHANGE 

 

Date:    Tuesday, July 12, 2016 

Time:    6:00 pm 

Location: Arch Cape Fire Hall, 79729 Highway 101, Arch Cape, Oregon 
 
 

1. CALL MEETING TO ORDER (Chair Lundy) (6:00 p.m.) 
 
2. ROLL CALL (Staff) (6:00 – 6:02 p.m.) 
 
3. AGENDA APPROVAL (Chair) (6:02 – 6:05 p.m.) 

 
4. MINUTES (Chair) (6:05 – 6:10 p.m.) 

 

Minutes of January 21, 2016 (Attachment 1) Page 3 
 

5. HEARINGS (6:10 – 8:00 p.m.) 
 

a. A quasi-judicial hearing to consider a request for a zoning map amendment from Arch 
Cape Rural Community Residential (AC-RCR) to Rural Community Commercial (RCC) on 
0.61 acres in the community of Arch Cape and make a recommendation to the Planning 
Commission.  The property is identified as T4N R10W Sec. 30BB TLs 600/606, commonly 
known as 79328 Highway 101. (Attachment 2) Page 7 

 

b. A legislative hearing to consider text amendments to the Clatsop County Comprehensive 
Plan and Land and Water Development and Use Code discontinuing the Southwest Coastal 
Citizens Advisory Committee and amending sections related to development in Arch Cape 
and make a recommendation to the Planning Commission (Ordinance #16-03). Applicant 
is Clatsop County.  (Attachment 3)  Page 43 

 
6. ADJOURN (8:00 p.m.)   
 
The agenda and staff reports are available for review at www.co.clatsop.or.us.  Click on Board and Committees, 
then click on the Agendas & Minutes link under Southwest Coastal Citizens Advisory Committee.  The agenda 
packet is a PDF document. 
 
NOTE TO MEMBERS:  Please contact Community Development (503-325-8611) if you cannot attend the 
meeting.   
 

ACCESSIBILITY:  This meeting location is handicapped-accessible.  A request for an interpreter for the hearing 
impaired or for other accommodations for persons with disabilities should be made at least 48 hours before the 
meeting.   Please let us know at 503-325-8611, Community Development Department – Land Use Planning 
Division, if you will need any special accommodations to participate in this meeting.  
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MINUTES 
SOUTHWEST COASTAL DESIGN REVIEW / CITIZEN ADVISORY COMMITTEE  

Regular Session 
January 21, 2016, 6:00 p.m. 

 
Clatsop Community College South County Center, 1445 N. Roosevelt, Seaside, Oregon 

 
Chairperson Tod Lundy convened the meeting at 6:10 p.m. 
 
Members present: Virginia Birkby, Tod Lundy, Linda Lapp Murray, Daniel Seifer and Jim Sparks.   
 
Staff present:  Rich Mays, Clatsop County Interim Manager; Heather Hansen, Community 
Development Director; and Julia Decker, Planner, Clatsop County Community Development. 
 
Agenda Approval:   
 
Dan Seifer requested adding transient occupancy/road/drainage projects updates from staff and an 
item to discuss committee meeting locations to the agenda under #7.  There were no objections to 
the additions. 
  
Election of Officers: 
 

Dan Seifer nominated and Linda Lapp Murray seconded Tod Lundy as president or 
Chairman. Motion approved unanimously. 
 
Chair Lundy nominated and Dan Seifer seconded Linda (Lapp Murray) as Vice Chair.  
Motion approved unanimously. 

 
Action Item:   
Design Review: Request by Vito Cerelli on behalf of Michael Henningsen for construction of 
an addition to an existing single-family dwelling, located at 80506 Carnahan Road, Arch 
Cape, also known as T4N, R10W, Sec. 19BC, TL 00300.   
 
No site visits, ex parte contacts, or conflicts of interest were reported.  No one objected to the 
jurisdiction of the committee to hear the matter. 
 
Staff presented the report and recommendations, as well as an addendum to the staff report and a 
letter of public comment, via email, from Marshall Hauck, General Partner, Hauck Limited 
Partnership, the owner of the property immediately north of the subject 80506 Carnahan Road.  
There was discussion about required off-street parking and conditions of approval that could be 
fashioned to ensure parking requirements and access would be met, given the unusual 
configuration of the lots and access in the neighborhood. 
 

Dan Seifer moved and Linda Lap Murray seconded that Design Review Criteria 
number 1 be modified so that it begins, “With relation of structure to site subject to 
delineation of two off-street parking  spaces, we find the dwelling addition would 
meet all setbacks, lot coverage requirements.  The location, height, bulk, shape, and 
arrangement of the dwelling should be compatible with the surrounding 
neighborhood.  The criterion found in Section 4.103(1) is satisfied.”  With that event, 
otherwise, proceed with criteria as drafted by staff, as provided by a condition of 
approval.  Motion approved unanimously. 

 
 Linda Lap Murray moved and Dan Seifer seconded (to recommend) approval subject 
 to Dan (Seifer)’s amendment.  Motion approved unanimously. 
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RCC Zone Height Language: 
 
Staff stated a language change to L4.103 (2) that would add the Rural Community Commercial Zone 
standards to those of L3.068 (the AC-RCR Zone) was on the list of code amendments to be made the 
next time the Land and Water Development and Use Ordinance is updated.   
   

Dan Seifer moved and Virginia Birkby seconded that this committee recommend to 
the director of development that the zoning be amended expeditiously just as 
described by [staff].  Motion approved unanimously. 

 
Wetlands Advisory Committee: 
 
Staff reported on the progress of the Wetlands Advisory Committee toward developing a 
recommendation for the Board of Clatsop County Commissioners.  Staff said a number of options 
were being considered and there had been a lot of consensus, but the committee had lost 
momentum due to the chair not being able to meet with staff to prepare materials for the next 
meeting due to scheduling conflicts. 
 
Farm and Forest Code Update: 
 
Staff reported the county is working on the Farm and Forest sections of the development code to 
make updates to become complaint with the state’s requirements. 
 
Liaison Report: 
 
Staff reported there has been an upward trend in the number of property inquiries, which is 
unusual for January. 
 
Staff further reported there had been only one application for the two committee vacancies that had 
been advertised since October.  Staff was planning to wait until a second application came in before 
taking the committee appointment item to the board.  Ms. Birkby requested the item be placed on 
the board’s February agenda if possible, even if only one application had been received. 
 
Transient Occupancy Tax: 
 
Mr. Seifer requested an accounting at the next meeting of how much money had accumulated “in 
our account” and if any projects are being considered. 
 
Meeting Location: 
 
Mr. Seifer stated the committee had accommodated staff’s “difficulty for quite some time” and he 
believed the committee should meet in Arch Cape, or Cannon Beach at the farthest.  He stated he 
guessed staff wanted to avoid the Cannon Beach Fire Hall because the fire calls are “uncomfortable 
for you” but there were fire trucks close by this evening’s meeting site.  Mr. Seifer stated the 
committee lost community participation by having its meetings outside Arch Cape.  He stated the 
committee is not accessible to the community if it meets in Seaside and the meeting location issue 
needed to be solved. 
 
Staff asked about the status of the acoustic improvements to the Arch Cape Fire Hall meeting Room.  
Mr. Seifer stated soundboard had been installed on the walls, despite the vendor’s recommendation 
it be placed on the ceiling.  The fire department was not available to agree to the ceiling installation.  
Mr. Seifer stated he attends a number of public meetings there and, while the acoustics are not 
perfect, it’s in the community.  Staff reminded Mr. Seifer that after the improvements were made, 
Chair Lundy and Ms. Lapp Murray visited the facility to determine if the improvements seemed 
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sufficient.  Staff continued, saying Chair Lundy and Ms. Lapp Murray found the improvements were 
not sufficient and wrote an email to that effect.  Chair Lundy acknowledged this and said the sound 
was improved but was not as good as the space used this evening. 
 
Ms. Birkby stated she chairs a meeting at the Arch Cape Fire Hall monthly and finds the room 
satisfactory.  She said she did not know what standards were to be applied.  Ms. Lapp Murray asked 
if the committee could try to do a meeting there, to see if staff could tolerate the room.   
 
Staff responded she was very uncomfortable discussing the matter in a public meeting, saying the 
committee was discussing a disability of hers that was intensely personal. 
 

Dan Seifer moved and Linda Lap Murray seconded to request staff hold the next 
(SCCAC) meeting at the Arch Cape Fire Hall. 

 
In response to a question from Ms. Birkby, Chair Lundy stated the Americans with Disabilities Act 
states you must make it accessible for everyone.  Ms. Birkby said she doesn’t know what 
“accessible” means in this case.  Mr. Seifer stated he did not think the committee could fulfill its 
responsibility to the community if it didn’t meet in the community and said he had attempted to get 
the fire district board to approve placement of the panels on the ceiling, but was not successful.  
Chair Lundy stated he believed the ADA would require the room to be modified if the committee 
had no other place to meet.  Mr. Seifer provided an explanation of his attempt to get a response 
from the fire district board.  He said he believed the committee was not fulfilling the role the county 
board has asked it to fulfill by not meeting in Arch Cape.  Chair Lundy stated he thought the 
committee was overstepping. 
 
 Motion approved four in favor (Birkby, Lapp Murray, Seifer and Sparks), one opposed 
 (Lundy). 
 
Interim County Manager Mays stated he would consult with county counsel and said if staff is not 
able to attend the meeting, it may force the cancellation of that meeting, as the county would not 
violate the Americans with Disabilities Act. 
 
Adjournment: 
 

Linda Lapp Murray moved and Jim Sparks seconded to adjourn.  Motion approved 
unanimously. 

 
The meeting adjourned at 7:30 p.m. 

5



 

 

 

 

 

 

 

 

 

 

THIS PAGE INTENTIONALLY BLANK 

6



Coleman Zone Change   Page 1 

Clatsop County  
Community Development-Planning  
800 Exchange St., Suite 100      Phone (503) 325-8611  
Astoria, Oregon   97103        Fax (503) 338-3666  
www.co.clatsop.or.us 

 
 

Staff Report 
Permit #20150412 

REPORT DATE:  July 5, 2016 
 
HEARINGS:  Southwest Coastal Citizens Advisory Committee, July 12, 2016 
  Clatsop County Planning Commission, July 26, 2016 
 
APPLICATION:  Zoning Map Amendment, AC-RCR to RCC on approximately 0.60 acres in the 

rural community of Arch Cape. 
 
DEEMED COMPLETE: May 10, 2016 (150 days-October 7, 2016) 
 
PROPERTY:  T4N R10W Sec. 30BB TLs 600 (2.34 acres) and 606 (0.19 acres)  
 
OWNERS:  Butch Coleman Trust 
  Butch Coleman Trustee 
  Harry E. Coleman 
  80326 Pacific Rd #E 11   
  Arch Cape, OR 97102 
 
APPLICANT:  Vito Cerelli 
 
STAFF:  Julia Decker, Planner  
  Heather Hansen, Community Development Director 
 
EXHIBITS: 1. Application and Map of Proposed Amendment  
 2. Notice of Hearing – Mailed and Published 
 3. Public Agency Comment – Daniel Fricke, ODOT  
 

I. SUMMARY 

 
On August 21, 2015, the applicant submitted a request for a Zoning Map Amendment on approximately 0.60 
of an acre of land in the Rural Community of Arch Cape.  The Applicant proposes to change the zoning from 
Arch Cape Rural Community Residential (AC-RCR) to Rural Community Commercial (RCC).  Both zoning 
designations have a Comprehensive Plan designation of “Development”.  Because the Comprehensive Plan 
Designation will remain the same, the Planning Commission will make the final decision on this application.  
Based on the findings of fact contained in this report Staff recommends the Planning Commission approve 
the proposed zoning map amendment.  The owner has not submitted an application for his planned use at 
this time, preferring to wait to see if he is able to procure a zone change that would define the area available 
for him to finalize his plans for the property.  
 

II. BACKGROUND 

 
The subject property (TL 600) was created by the recording of a deed with the Clatsop County Clerk (Book 
143, Page 217) on May 31, 1938.  TL 606 was created with Partition Plat 2003-029.  The properties meet the 
definition of a lot of record (LWDUO 1.030). 
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 In 1980, and again in 1983, the county adopted zoning for the 
property; the property was zoned Rural Service Area-Single 
Family Residential (RSA-SFR) and Neighborhood Commercial 
(NC). 
 
In 2003, Clatsop County adopted four rural communities, 
including Arch Cape.  Zoning for the area was amended: RSA-
SFR zoning was amended to Arch Cape Rural Community 
Residential (AC-RCR), and NC was amended to Rural 
Community Commercial (RCC).  The majority of the property 
remained in its respective commercial and residential zoning 
designations except for TL 606.  Because a dwelling existed on 
TL 606 at the time the Rural Community zoning was adopted, 
the zoning of TL 606 was changed from Neighborhood 
Commercial to Rural Community Residential, in keeping with 
the use of the property at the time of the zone change.  Tax Lot 
600 is split-zoned AC-RCR and RCC currently.  This application 
would extend the RCC zoning to all of TL 606 and to a larger 
portion of TL 600. 
 
 

Figure 1:   1983 zoning 

Figure 2: 
Current and 
Proposed 

Zoning 
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III. APPLICABLE CRITERIA 

 
LWDUO 80-14    
1.010-1.050 Definitions   
2.030  Type III Procedure  
2.110  Mailed Notice of a Public Hearing 
2.125  Procedure for Published Notice 
3.252  Rural Community Commercial Zone 
4.100  Arch Cape Rural Community Overlay 
5.350 Transportation System Impact Review 
5.400    Zone Changes 
 

IV. EVALUATION OF APPLICABLE CRITERIA 

 
A. LWDUO 80-141  
Section 2.030 Type III Procedure. 
(1) Type III actions involve complex or subjective decisions which may impose possible significant effects 

on some persons or a broad effect on a number of persons. Often these applications include 
subdivisions with seven or more lots, similar use, quasi-judicial zoning map amendments that do not 
involve any change to the comprehensive plan or designation. Once an application is determined by 
the Community Development Director to be complete, it is scheduled for public hearing pursuant to 
Section 2.105 before the Planning Commission. 

(2) The Director shall mail and publish a notice pursuant to Section 2.110 and Section 2.125.  
(3) At the public hearing, the staff, the applicant, and interested persons may present information 

relevant to the criteria and standards pertinent to the proposal, given reasons why the application 
should or should not be approved or proposing modifications and the reasons the person believes the 
modifications are necessary for approval. The Planning Commission may attach certain development 
or use conditions beyond those warranted for compliance with the Development and Use Standards 
Document in granting an approval if the Planning Commission determines the conditions are 
necessary to avoid imposing burdensome public service obligations on the County, to mitigate 
detrimental effects to others where such mitigation is consistent with an established policy of the 
County and to otherwise fulfill the criteria for approval. 

(4) A decision of the Planning Commission may be appealed by a party of record to the Board of 
Commissioners in accordance with Section 2.230. 
 

Findings & Conclusion: In accordance with this section and L5.412 Zone Changes, this application is being 
processed as a Type III quasi-judicial procedure with a public hearing to be held before the Planning 
Commission on June 14, 2016. Based on this analysis the proposed Comprehensive Plan Zoning Map 
Amendment meets the criteria in 2.030. 

 
Section 2.110 Mailed Notice of a Public Hearing. 
Section 2.125 Procedure for Published Notice.  
 

Findings & Conclusion: Mailed and published notices were provided in accordance with 2.110 and 2.115 and 
are included as Exhibit 2. Based on this analysis the proposed Comprehensive Plan Zoning Map 
Amendment is consistent with the criteria in 2.110 and 2.115. 

 
SECTION 3.252. RURAL COMMUNITY COMMERCIAL ZONE (RCC). 
Section 3.254. Purpose and Intent.  

                                                 
1 Codified August 25, 2014 

 
Comprehensive Plan 
Goal 1 Citizen Involvement 
Goal 2 Land Use Planning 
Goal 11 Public Facilities and Services 
Goal 12 Transportation 
Southwest Coastal Community Plan 
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This zone is located in the Rural Community of Arch Cape, Svensen, Westport, Miles Crossing and Jeffers 
Gardens. The RCC zone is intended to: (1) provide support for existing small concentrations of retail and 
commercial services; (2) contribute to community identity; (3) provide job opportunities within the 
community; (4) allow only those uses that are compatible with the surrounding uses considering varying 
environmental and other site constraints, and the availability of community water, sewer, or if such services 
are not available, such uses do not exceed the carrying capacity of the property to provide potable water and 
absorb waste; and (5) provide services for the community, surrounding rural, farm and forest areas, and 
traveling public. New commercial uses are those defined under state law as “small-scale, low impact” with 
building or buildings not to exceed 4,000 square feet of floor area, unless determined that large buildings are 
intended to serve the rural community, surrounding rural area or the travel needs of the people passing 
through the area. Expansion of an existing commercial use resulting in building or buildings exceeding 4,000 
square feet of floor area are appropriate when the use is intended to serve the rural community, surrounding 
rural area or the travel needs of people passing through the area. 
 
Section 3.256. Development and Use Permitted.  
The following uses and their accessory uses are permitted under a Type I permit procedure subject to 
applicable development standards.  
(1) Splitting and sale of firewood.  
(2) Roadside stand, which shall be less than 120 sq. ft. in size, subject to provisions S5.032-S5.033.  
(3) Low intensity recreation.  
(4) Utilities, maximum utilization of existing easements and rights-of-way shall be made.  
(5) Handicapped housing facility.  
(6) Land transportation facilities as specified in Section 3.035.  
 
Section 3.258. Commercial Conditional Development and Use.  
The following commercial uses and their accessory uses are permitted under a Type II permit procedure 
subject to applicable development standards provided that commercial uses occur in a building or buildings 
that do not exceed the following area standards:  
(1) A retail grocery, bakery, delicatessen, confectionary or similar store including the preparation of 
foodstuffs for sale primarily on the premises, provided building or buildings for each commercial use does 
not exceed 4,000 square foot of floor area.  
(2) A retail drug, variety, gift, antique, hardware, sporting goods, dry goods, music, florist, book, stationery, 
art gallery, or similar store provided building or buildings for each commercial use does not exceed 4,000 
square foot of floor area.  
(3) A barber, beauty, tailor, shoe repair, laundromat, cleaners, photographic shop or similar personal service 
business provided building or buildings for each commercial use does not exceed 4,000 square foot of floor 
area.  
(4) Sporting equipment and other recreational equipment rental service provided building or buildings for 
each commercial use does not exceed 4,000 square foot of floor area.  
(5) An eating or drinking establishment provided building or buildings for each commercial use does not 
exceed 4,000 square foot of floor area.  
(6) An automobile service station, including auto fuel, towing and minor repair, excluding auto sales and auto 
storage provided building or buildings for each commercial use does not exceed 4,000 square foot of floor 
area.  
(7) Professional offices provided building or buildings for each commercial use does not exceed 4,000 square 
foot of floor area.  
(8) Park, or playground, ball fields, or community center.  
(9) Churches or similar places of worship.  
(10) Veterinary clinic provided the square footage of the building or buildings devoted to the care of 
household pets does not exceed 4,000 square feet of floor area.  
(11) Medical and dental offices provided building or buildings for each commercial use does not exceed 
4,000 square foot of floor area.  
(12) Buildings and uses of a public works, public service, or public utility nature, that may include equipment 
storage, repair yards, warehouses, or related activities.  
(13) Instructional or vocational schools, such as dance studio, karate, theatre, music, computer science 
provided building or buildings for each commercial use does not exceed 4,000 square foot of floor area.  
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(14) Communication Facilities subject to the provisions of Clatsop County Standards Document S4.700.  
(15) Farm or garden supply, equipment sales and repair.  
(16) Mini-storage.  
(17) Legally existing and allowed uses (as of the effective date of this ordinance) may continue as permitted 
uses.  
(18) By a Type III procedure, any uses determined by the Planning Commission to be similar in use and 
compatibility to those uses described under sections 1-17 above subject to the provisions of section 5.060, 
provided building or buildings for each commercial use does not exceed 4,000 square feet of floor area.  
 
Section 3.260. Conditional Development and Use.  
The following uses and their accessory uses are permitted under a Type II-a permit procedure subject to 
applicable development standards and site plan review.  
(1) Expansion of commercial building or buildings, existing on (date of this ordinance) where the total floor 

area for the commercial use exceeds 4,000 square feet provided the commercial use, intended to 
occupy more than 4,000 square feet of floor area, is intended to serve the rural community, the 
surrounding rural area, or the traveling needs of people passing through the area.  

(2)  Mixed Use or Residential developments in association with a Commercial or Retail component that is 
permitted or conditional. Residential development shall be located above or behind the permitted or 
conditional use.  

(3)  A hotel, motel, lodge, resort, inn, or other enclosed tourist/traveler accommodations, provided:  
(A)  It is served by a community sewer system,  
(B)  Does not have over 35 units, and  
(C)  Each commercial use associated with the lodging shall not exceed 4,000 square feet (i.e. Gift 

Shop, Office, Restaurant, etc).  
(4)  Recreational Vehicle (RV) Park subject to the following provisions:  

(A)  Density, Maximum fifteen (15) RV spaces per acre.  
(B)  Minimum 30-foot setback to any adjoining residential zone.  
(C)  Minimum 50-foot setback to any adjoining resource zone.  
(D)  Subject to meeting the State Building Code requirements; and  
(E)  Subject to provisions of Clatsop County Standards Document, S.3.550 – S3.552 (2)(A)(F)(I)(J)(K) 

and (3)-(10) inclusive.  
 

Findings & Conclusion: This application is for a zone change only and does not require that a specific use be 
identified; thus, it is necessary to consider the range of opportunities afforded by a potential zone change.  
The Arch Cape Rural Community is served by the Arch Cape Water District and the Arch Cape Sanitary 
District, as well as the Clatsop County’s Sheriff’s Office and Cannon Beach Rural Fire Protection District, 
among others.  The subject properties, a portion of which once were zoned for commercial use before the 
adoption of the AC-RCR Zone, are immediately adjacent to other RCC-zoned properties.  Type I applications 
are limited to splitting and sale of firewood, roadside stand less than 120 square feet, low intensity 
recreation, utilities and land transportation facilities, and a handicapped housing facility.  All other uses are 
Type II or Type IIa conditional uses, subject to L5.000 Conditional Use and Development, which evaluates 
applications against county’s Comprehensive Plan and zoning requirements, and to L3.262, which includes 
standards addressing setbacks, building height maximum of 35 feet, building size, off-street parking air 
quality, noise, storage, fencing and buffering, light, heat, glare, and vibration, among others.  All of the 
foregoing applies to structures and uses, and all would be addressed when the applicant applies for a use on 
the property.  As demonstrated above, almost every use is a conditional one, which requires public notice and 
an opportunity for public comment. 
 
L3.262(3) Density Provisions requires a minimum lot width of 75 feet and a lot width/depth dimension of a 
1:3 ratio or less.  Given the current application is for a zone change only, this is the only standard that can be 
addressed at this time.  A site map provided by the applicant shows the width of the property to be 
approximately 160 feet and the maximum depth to be approximately 300 feet, producing a lot width/depth 
ratio of 1:1.53.  The width to depth criterion is met. 
 
The standards of L3.262 will be applied when an application that complies L2.252 and L5.000 is approved.  
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Based on this analysis, the criterion found in L3.262(3) is met. Other applicable development and use 
standards of the RCC Zone will be reviewed when an application for a conditional use is submitted. 

 
Section 4.100. ARCH CAPE RURAL COMMUNITY OVERLAY DISTRICT (/RCO). 
Section 4.102. Types of Review.  
All development which is situated within the /RCO District Boundary that falls under the thresholds in this 
section shall be subject to the Criteria for Design Review Evaluation, Section 4.103 and Article 2, Procedures 
for Land Use Applications. 
 
(H) Any Change in Use, Variance Request, Conditional Use Permit, or Other Use Requiring Review through 

Type II, III, or IV procedures with exception of those described in 4.109(2). 
 

Findings & Conclusion: This application is being processed through a Type III procedure.  Design Review 
evaluations are decided by the Community Development Director, who determined the design review criteria 
do not apply.  Design Review Criteria are specific to the development of structures, their setbacks, height, lot 
coverage and similar standards, as well as conformance with regulations such as those requiring stormwater 
drainage plans, full-cut-off lighting, etc.  The standards and regulations would all be appropriate for review 
when a development is proposed, but none applies to the zone change.   This criterion does not apply. 

 
Section 4.103. Criteria for Design Review Evaluation.  
 

Findings & Conclusion: L4.103 does not contain criteria applicable to the zoning map amendment 
application.  These criteria will be applied at the time the commercial use is proposed.  Based on this 
analysis, the criterion in 4.103 does not apply to this application. 

 
SECTION 5.350 TRANSPORTATION SYSTEM IMPACT REVIEW  
The following section incorporates requirements for developments that have the potential to impact the 
county’s transportation system. 
 
Section 5.352 Traffic Impact Study 
(2) When Required.  

A Traffic Impact Study may be required to be submitted to the County with a land use application, when 
the following conditions apply: 
(A) The development application involves one or more of the following actions:  

1) A change in zoning or a plan amendment designation; or 
2) A change in zoning or a plan amendment designation; or 
3) Any proposed development or land use action that ODOT states may have operational or 

safety concerns along a state highway; and 
4) The development shall cause one or more of the following effects, which can be 

determined by field counts, site observation, traffic impact analysis or study, field 
measurements, or crash history. The Institute of Transportation Engineers Trip 
Generation manual shall be used for determining vehicle trip generation:  
(a) An increase in site traffic volume generation by 500 Average Daily Trips (ADT) or 

more (or as required by the County Engineer); or 
(b) An increase in ADT hour volume of a particular movement to and from the State 

highway by 20 percent or more; or 
(c) An increase in use of adjacent streets by vehicles exceeding the 20,000 pound gross 

vehicle weights by 10 vehicles or more per day; or 
(d) The location of the access driveway does not meet minimum site distance 

requirements, or is located where vehicles entering or leaving the property are 
restricted, or such vehicles queue or hesitate on the State highway, creating a safety 
hazard; or 

5) A change in internal traffic patterns that may cause safety problems, such as back up onto 
the highway or traffic crashes in the approach area. 
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Section 5.354 Amendments Affecting the Transportation System 
(1) Review of Applications for Effect on Transportation Facilities.  

When a development application includes a proposed comprehensive plan amendment, zone change or 
land use regulation change, the proposal shall be reviewed to determine whether it significantly affects 
a transportation facility. An amendment significantly affects a transportation facility if it would: 
(A) Change the functional classification of an existing or planned transportation facility. This would 

occur, for example, when a proposal causes future traffic to exceed the capacity of “collector” 
street classification, requiring a change in the classification to an “arterial” street, as identified by 
the Clatsop County Transportation System Plan (“TSP”); or 

(B) Changes standards implementing a functional classification system; or 
(C) Allows types or levels of land use that would result in levels of travel or access that are 

inconsistent with the functional classification of a transportation facility; or 
(D) Reduce the performance standards of the facility below the minimum acceptable level identified in 

the Transportation System Plan. 
 

Findings & Conclusion: The area subject to the zoning map amendment is directly adjacent to Highway 101, a 
state highway with a functional classification of Major Arterial.  The property along the highway, T4N, R10W, 
Sec. 30BB, TL 00601, is already zoned RCC and is in the same ownership as the subject TLs 600 and 606.  Dan 
Fricke, Senior Transportation Planner, Oregon Department of Transportation, provided public comment via 
email.  Mr. Fricke stated in his email that ODOT has no objection to the proposed zoning map amendment.  
However, Mr. Fricke noted in his email the property proposed for re-zone appears to be landlocked and 
ODOT assumes the applicant will request access to Highway 101 through one of the tax lots with direct 
frontage.  In this event, Mr. Fricke states it will be necessary for the applicant to submit an application for a 
new or amended approach in order to access Highway 101.  Depending upon the use proposed, the county 
and ODOT may require a transportation impact analysis (TIA) to determine if improvements to the highway 
at the proposed access point are necessary.  Mr. Fricke’s email is found in Exhibit 3. 
 
The zoning map amendment is a standalone request and does not require identification of a proposed use at 
this time.  The RCC Zone allows only a handful of uses as Type I applications: splitting and sale of firewood, 
roadside stand less than 120 square feet, low intensity recreation, utilities and land transportation facilities, 
and a handicapped housing facility.  All other uses are Type II or Type IIa conditional uses.  Because this 
application does not require a proposal for development, it would be premature to conduct or require a 
traffic impact analysis.  Any commercial uses proposed in the future will be evaluated against the conditional 
use criteria in L5.000, which require adequate transportation facilities in place to serve the use. In addition, 
L5.352(2)(A)(2) & (3) also allow the requirement of a traffic impact analysis at the time a permit for 
development is submitted. Based on this analysis and public comment from ODOT, a Traffic Impact 
Analysis is not required at this time. 

 
Section 5.412. Zone Change Criteria.  
The governing body shall approve a non-legislative zone designation change if it finds compliance with 
Section 1.040, and all of the following criteria:  
 
(1) The proposed change is consistent with the policies of the Clatsop County Comprehensive Plan.  

 

Applicant Response:  The proposed plan is consistent with the Clatsop County Comprehensive Plan.  The map 
amendment being proposed maintains a similar zoning use to surrounding areas of the site.  The taxlot 606 
was previously zoned commercial. 

 
 

Findings & Conclusion: The applicable comprehensive plan policies are evaluated later in this report and the 
findings support a determination of consistency with the Comprehensive Plan. Based on this analysis the 
proposed Comprehensive Plan Zoning Map Amendment meets the criteria in L5.412(1). 

 
(2) The proposed change is consistent with the statewide planning goals (ORS 197).  
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Applicant Response:  The proposed change is consistent with the goals of the State.  The zoning will allow for 
a commercial use that is within the statewide planning uses. 

 

Findings & Conclusion: Clatsop County’s Comprehensive Plan has been acknowledged by the State of Oregon 
as being consistent with the Statewide Planning Goals.  Consistency with the Clatsop County Comprehensive 
Plan ensures consistency with the Statewide Planning Goals. Based on this analysis the proposed 
Comprehensive Plan Zoning Map Amendment meets the criteria in L5.412(2). 

 
(3) The property in the affected area will be provided with adequate public facilities and services including, 

but not limited to: 
(A) Parks, schools and recreational facilities 
(B) Police and fire protection and emergency medical service 
(C) Solid waste collection 
(D) Water and wastewater facilities 

 

Applicant Response:  The development of this site will create a public service for the community and its 
surrounding areas by bringing back a local market that used to reside on the site.  The plans are to also offer 
the public post office site.  All development will be created to improve the local and surrounding neighbors. 

 

Findings & Conclusion: While the applicant has mentioned proposed uses for this property, they are not part 
of this review and application.  The application does not include documentation about adequate access to 
public facilities and services.  In general, the Arch Cape community is served by public water and sewer, law 
enforcement, and fire protection; in addition, the oceanfront community is surrounded by parks and 
recreational areas and is within the Seaside School District’s boundaries.  A condition of approval shall 
require these elements be provided for evaluation when a development proposal is submitted.  Based on 
this analysis the proposed Comprehensive Plan Zoning Map Amendment meets the criteria in 
L5.412(3)(A)-(D) with a condition of approval.  (Refer to Condition 1, pages 13-14.) 

 
(4) The proposed change will insure that an adequate and safe transportation network exists to support 

the proposed zoning and will not cause undue traffic congestion or hazards. 
 

Applicant Response:  The zoning amendment will improve the transportation and assist in the public safety 
of the area.  The current location abuts highway 101 and with the new zoning amendment to the adjacent 
properties that new development will allow a safer access to and from the site. 

 

Findings & Conclusion: The subject property has frontage and access on Highway 101 and is served by an 
existing access through the adjoining property to the east in the same ownership.  At this time the applicant 
is not proposing a specific use. Any future development will be evaluated against a conditional use criterion 
that requires documentation of permitted access and consistency with 5.350 Transportation System Impact 
Review.  Also refer to the findings for L5.350.  A condition of approval shall require documentation of 
approval by the Oregon Department of Transportation.  Based on this analysis the proposed 
Comprehensive Plan Zoning Map Amendment meets the criteria in L5.412(4) with a condition of 
approval.  (Refer to Condition 2, page 14.) 

 
(5) The proposed change will not result in over-intensive use of the land, will give reasonable 

consideration to the character of the area, and will be compatible with the overall zoning pattern. 
 

Applicant Response:  The new development will be consistent with the development of the neighboring 
properties.  The scale and design of the building will enhance the area and offer a common pubic good.  The 
amendment will assist in bringing back a community gathering space.  The new zoning plan also maintains 
the natural surroundings by offering a large parcel of undeveloped forest and wetlands. 
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Findings & Conclusion: While the applicant has mentioned proposed uses for this property, they are not part 
of this review and application.  A portion of the subject property (now TL 606) was zoned Neighborhood 
Commercial until 2003, when the rural community zoning and overlay were adopted for Arch Cape.  With the 
adoption of the overlay and new zoning in 2003, the property was rezoned to its current residential status 
for consistency with the established residential use on that property at the time.  The entire area that is the 
subject of this application is adjacent to existing commercial zoning and would be compatible with the overall 
zoning pattern of the area. The north portion of TL 600, circled below, has been the subject of a recent 
property line adjustment with the tax lots to the east and west and is no longer a part of TL 600, eliminating 
concern about creating an issue of non-conformity. The property line adjustment was completed and is 
recorded with the Clatsop County Clerk, Instrument no. 201603346, on May 10, 2016.  The zoning on the 
portion subject to the property line adjustment will remain AC-RCR (identified in Figure 3 below). Based on 
this analysis the proposed Comprehensive Plan Zoning Map Amendment is compatible with the 
overall zoning pattern of the area and meets the criteria in L5.412(5). 

 

 

 

                     Figure 3:  Proposed Zoning 

 
(6) The proposed change gives reasonable consideration to peculiar suitability of the property for 

particular uses. 
 

Applicant Response:  The new zoning amendment allows for a safer and more functional site given its 
location and proximity to highway 101.  The site is one of the few areas with direct access from highway 101.  
By offering the proposed new layout of the site it will assist in the public access. 

 
 

Property Line Adjustment 
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Findings & Conclusion: Given that the property has direct access to Highway 101, is adjacent to existing and 
historical commercial zoning, and includes a structure used for commercial purposes, the proposed change 
gives reasonable consideration to the suitability of the property for commercial purposes. Based on this 
analysis the proposed Comprehensive Plan Zoning Map Amendment meets the criteria in L5.412(6). 

 
(7) The proposed change will encourage the most appropriate use of land throughout Clatsop County. 

 

Applicant Response:  The proposed development maintains that natural surroundings while offering a public 
community gathering locations. The amenities will be useful and appropriate for the area. 

 

Findings & Conclusion: While the applicant has mentioned proposed uses for this property, they are not part 
of this review and application.  As stated in earlier findings, the site is suitable for commercial use and a 
portion of the area has been historically zoned commercial.  Only two dwellings are adjacent.  Based on this 
analysis the proposed Comprehensive Plan Zoning Map Amendment is consistent with the criteria in 
L5.412(7). 

 
(8) The proposed change will not be detrimental to the health, safety and general welfare of Clatsop 

County. 
 

Applicant Response:  The proposed amendment will enhance the public safety and general welfare by 
offering a community gathering location with facilities for the general use.  The zone change will assist in 
public safety in the use of the site by creating a buffer to highway 101. 

 

Findings & Conclusion: While the applicant has mentioned proposed uses for this property, they are not part 
of this review and application.  The change in zoning should not be detrimental to the welfare of the public.  
Any future development will be required to meet the applicable development standards, ensuring the use 
will be consistent with existing development.  Based on this analysis the proposed Comprehensive Plan 
Zoning Map Amendment meets the criteria in L5.412(8). 

 
B. COMPREHENSIVE PLAN GOALS AND POLICIES 
 
Goal 1 – Citizen Involvement: 
 
Policies 
 
2.  The Planning Commission and active Citizen Advisory Committees shall hold their meetings in such a 

way that the public is notified in advance and given the opportunity to attend and participate in a 
meaningful fashion. 

 
5.  Citizens shall be provided the opportunity to be involved in the phases of the planning process as set 

forth and defined in the goals and guidelines for Land Use Planning, including Preparation of Plans and 
Implementation Measures, Plan Content, Plan Adoption, Minor Changes and Major Revisions in the Plan 
and Implementation Measures. 

 
7. Clatsop County shall use the news media, mailings, meetings, and other locally available means to 

communicate planning information to citizens and governmental agencies. Prior to public hearings 
regarding major Plan revisions, notices shall be publicized. 

 
9.  Public notices will also be sent to affected residents concerning zone and Comprehensive 
 Plan changes, conditional uses, subdivisions and planned developments. 
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Applicant Response:  The zoning map modification for the tax lots 600, 601, and 606 will be reviewed by both 
the local and county planning departments.  The initial review will be held by the local Design Review 
committee in Arch Cape and followed by the Planning Commission.  Criteria for these hearings will be 
available to meet the needs of the boards. 

 

Findings & Conclusion: Clatsop County is processing this map amendment as a Type III quasi-judicial 
procedure with a public hearing to be held before the Planning Commission on July 26, 2016. Published and 
mailed notices were provided in accordance with L2.035 and L2.315 (Exhibit 2) which ensures consistency 
with policies 2, 5, 7, and 9 of the Goal 1 element.  Based on this analysis the proposed Comprehensive 
Plan Zoning Map Amendment is consistent with Goal 1. 

 
Goal 2 – Land Use Planning 
The County's land and water have been placed in one of six (6) Plan designations They are: 
 
1. Development 

Development areas are those with a combination of physical, biological, and social/economic characteristics 

which make them necessary and suitable 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. 

 
c.  Rural Communities. Clatsop County has identified and established boundaries for the following rural 

communities: Miles Crossing - Jeffers Gardens, Arch Cape, Svensen, Knappa, 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 community 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.  

 

Applicant Response:  The zone change for the taxlots 600, 601, and 606 are consistent with the Land Use 
Planning policies within the Comprehensive plan.  The commercial use will be similar to the existing zoning 
within the area of Arch Cape. 

 

Findings & Conclusion: While the applicant has mentioned proposed uses for this property, they are not part 
of this review and application.  The existing residential zone and the proposed commercial zone both carry a 
Comprehensive Plan designation of “Development”.  No change in designation is proposed.  Based on this 
analysis the proposed Comprehensive Plan Zoning Map Amendment is consistent with Goal 2. 

 
Goal 11 – Public Facilities and Services 
General Public Facilities Policies 
9. When a Comprehensive Plan or Zone Change or both are requested that would result in a higher 

residential density, commercial or industrial development it shall be demonstrated and findings made 

that the appropriate public facilities and services (especially water, sanitation (septic feasibility or 

 

17



Coleman Zone Change   Page 12 

sewage) and schools) are available to the area being changed without adversely impacting the remainder of 
the public facility or utility service area. 
 

Applicant Response:  The public facilities are currently connected to the site.  With future development, the 
required agencies and consultants will be part of the design to ensure that there is an adequate supply.  This 
will be an agency sign off from the power, water, sewer, and storm water on the site. 

 

Findings & Conclusion: The subject property is with the Arch Cape Sewer and Water Districts and is served 
by existing connections. When specific uses are proposed, documentation will be required from each district 
stating that adequate service can be provided for the proposed use.  Based on this analysis the proposed 
Comprehensive Plan Zoning Map Amendment is consistent with Goal 11. 

 
Goal 12 - Transportation 
 

Applicant Response:  A comprehensive traffic study will be completed prior to the development of the 
property.  At this time the plans will have the required information to complete an accurate study of the 
property with relationship to the traffic patterns to and from the site.  We will have parking requirements per 
the building uses listed, hours of operations as well as meetings with local and state road consultants. 

 

Findings & Conclusion: The Goal 12 element of the Comprehensive Plan contains countywide goals for future 
development.  The provisions of the land use ordinance implement these goals.  As provided in the findings 
for 5.350 Transportation System Impact Review, any future development must ensure consistency with the 
provisions of the land use ordinance. Based on this analysis the proposed Comprehensive Plan Zoning 
Map Amendment is consistent with Goal 12. 

 
Southwest Coastal Community Plan 
Rural Service Area Development 
 
5. Commercial development shall be restricted to the existing commercial area and shall be limited to 

neighborhood commercial uses such as grocery store, a gas station, a community motel with a minimum 
land area of 2,500 square feet per unit, and other small-scale, locally-oriented businesses. 

 

Findings & Conclusion: The amount of land being converted from residential to commercial is insignificant 
when compared to the need.  TL 606, approximately 8,276 square feet, was commercially zoned until the 
Rural Community zoning was adopted in 2003; it would return to commercial zoning.  The area to be 
converted is about 0.61 of an acre, or 26,571 square feet.  Subtracting the 8,276 of TL 606 leaves 
approximately 18,295 square feet to be converted from residential to commercial that was not originally 
commercial.  The converted land would be immediately adjacent to existing RCC-zoned land in the same 
ownership along Highway 101.  This rezone would keep all commercial development consolidated to the 
existing commercial area, as required by the Southwest Coastal Community Plan.   
 
This re-zone would permit the owner adequate area to provide commercial services in a community of more 
than 300 homes.  According to a conversation between Arch Cape Sanitary District Manager Phil Chick and 
staff on June 7, 2016, about 75 of the 331 sewer connections are for full-time residences for approximately 
150 full-time residents.  Many of the dwellings are second homes and more than 60 are legally permitted 
vacation rentals.  Visitors and full-time local residents alike must travel to the closest grocery stores in 
Manzanita eight miles to the south and Tolovana Park four miles to the north.  The owner has not submitted 
an application for his planned use at this time, preferring to wait to see if he is able to procure a zone change 
that would define the area available for him to finalize his final plans for the property.  
However, the uses permitted as Type II and Type IIa conditional uses in the zone are consistent in nature 
with those listed in the Southwest Coastal Community Plan, and any of these would go toward providing 
services in a community that is entirely residential and vacation rental at this time.  Any future development 
will be reviewed for consistency with the provisions of the land use ordinance.  Based on this analysis the 
proposed Comprehensive Plan Zoning Map Amendment is consistent with the Southwest Coastal 
Community Plan. 
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The following elements of the Clatsop County Comprehensive Plan do not contain applicable policies:  
 
Goal 3 – Agricultural Lands 
Goal 4 - Forest Lands 
Goal 5 – Open Space, Scenic, Historic Areas and Natural Resources 
Goal 6 – Air, Water, and Land Quality 
Goal 7 - Natural Hazards 
Goal 8 – Recreation 
Goal 9 – Economy 
Goal 10 – Population and Housing 
Goal 13 – Energy Conservation 
Goal 14 – Urbanization 
Goal 16/17 – Estuarine Resources and Coastal Shorelands 
Goal 18 – Beaches and Dunes 
Goal 19 Element – Ocean Resources 
 

V. PUBLIC AGENCY COMMENT  

 
One public agency comment was received as of 4:00 PM on June 6, 2016, from Dan Fricke, Senior 
Transportation Planner, Oregon Department of Transportation, who provided comment via email.  Mr. Fricke 
stated in his email that ODOT has no objection to the proposed zoning map amendment and a land use matter 
only.  However, Mr. Fricke went on, writing the property proposed for re-zone appears to be landlocked and 
ODOT assumes the applicant will request access to Highway 101 through one of the tax lots with direct 
frontage.  In this event, Mr. Fricke states it will be necessary for the applicant to submit an application for a 
new or amended approach toad in order to access Highway 101.  Depending upon the use proposed, the 
county and ODOT may require a transportation impact analysis (TIA) to determine if improvements to the 
highway at the proposed access point are necessary.  Mr. Fricke’s email is found in Exhibit 3. 
 

Staff Response: The zoning map amendment is a standalone request; the application does not include a 
proposed use at this time.  The RCC Zone allows only a handful of uses as Type I applications.  Most uses are 
Type II or Type IIa conditional uses.  Because this application does not contain a proposal for development, it 
would be premature to conduct or require a traffic impact analysis.  Any commercial uses proposed in the 
future will be evaluated against the conditional use criteria 5.000, which require adequate transportation 
facilities in place to serve the use. In addition, 5.352(2)(A)(2) and (3) also allow the requirement of a traffic 
impact analysis at the time a permit for development is submitted. Based on this analysis and public 
agency comment from ODOT, staff has determined that a Traffic Impact Study is not required at this 
time. 

 

VI. PUBLIC COMMENT  

 
No public comment was received as of 4:00 PM on June 6, 2016. 
 

VII. RECOMMENDATION 

 
Staff recommends that the Southwest Coastal Citizens Advisory Committee recommend that the Planning 
Commission adopt the findings of fact of the staff report and approve the Zoning Map Amendment with the 
following conditions of approval: 
 
 
 
 
1. The applicant will provide documentation at the time of application for a use of the property, 

demonstrating the affected area will be provided with adequate public facilities and services including, 
but not limited to: 
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a. Parks, schools and recreational facilities 
b. Police and fire protection and emergency medical service 
c. Solid waste collection 
d. Water and wastewater facilities 

 
2. At the time of application for a use of the property, the applicant shall provide documentation of approval 

by the Oregon Department of Transportation, to insure that an adequate and safe transportation network 
exists to support the proposed zoning and will not cause undue traffic congestion or hazards.  A Traffic 
Impact Analysis may be required. 

 
Respectfully submitted, 

 
Julia Decker 
County Planner 
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