
 

 
 

CLATSOP COUNTY PLANNING COMMISSION 
REGULAR MEETING AGENDA 

GoTo Meeting 

Tuesday, October 13, 2020 at 10:00 AM 

GOTO MEETING INSTRUCTIONS 

1. Please join my meeting from your computer, tablet or smartphone. 
https://global.gotomeeting.com/join/717331381 
You can also dial in using your phone. 
United States (Toll Free): 1 877 568 4106 
United States: +1 (312) 757-3129 
Access Code: 717-331-381 

CALL MEETING TO ORDER 

ROLL CALL 

ADOPT AGENDA 

BUSINESS FROM THE PUBLIC: This is an opportunity for anyone to give a brief presentation about 
any land use planning issue or county concern that is not on the agenda. 

Those wishing to provide testimony on public hearings or provide oral communication at the 
designated time must register in advance by calling 503-325-8611 or emailing 
ghenrikson@co.clatsop.or.us.  You will be notified when your three-minute presentation is 
scheduled.  Comments may also be submitted via email to ghenrikson@co.clatsop.or.us to be read at 
the meeting. 

MINUTES: 

2. September 8, 2020 Regular Meeting 

3. September 18, 2020 Regular Meeting 

PUBLIC HEARING, WPD METEOROLOGIC TESTING TOWER 

4. 186-20-000568: Joseph Wood, WPD Wind Projects, Inc., authorized representative of the 
property owner, PH Timber LLC, c/o Forest Investment Associates, has submitted a request to 
construct a temporary 196-foot-tall tubular steel, guyed meteorological testing tower.  The 
proposed tower would be installed for meteorological research purposes as a prelude to a 
potential wind energy utility project. Any additional meteorological towers or wind turbines 
would require separate conditional use review. The proposed meteorological tower would be 
constructed within an approximately 225’ x 235’ area (including guy wires) that has been 
previously cleared of timber. 
 

The installation area is part of an approximately 620-acre parcel that is zoned F-80 (Forest-
80). The approximately 225’ x 235’ installation area 2-acre area subject to the conditional use 
application is located within Major Big Game Habitat.  

The subject property is located in rural Clatsop County near the unincorporated Westport 
community. The parcel is bound by Highway 30 on the north and is south and east of Hunt 
Creek Road. The subject property is further described as Township 8N, Range 6W, Tax Lot 
3100. 
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RESILIENCY PROJECT PRESENTATION 

5. The Assistant County Manager and Public Works staff will provide information during the 
presentation. Background materials from the October 6, 2020, Board of Commissioners work 
session are included with this item. 

COMPREHENSIVE PLAN UPDATE 

6. Draft 1 of Goal 3 - Agricultural Lands, including comments from the Department of Land 
Conservation and Development (DLCD). 

SPECIAL PROJECTS UPDATE (verbal updates provided at meeting, unless otherwise noted.) 

7. Updates on various special projects of interest to the Planning Commission 

PROJECT STATUS REPORT 

8. October 2020 update on projects reviewed and/or approved by the Planning Commission 

OTHER BUSINESS 

ADJOURN 

NOTE TO PLANNING COMMISSION MEMBERS: Please contact the Community Development 
Department (503-325-8611) if you are unable to attend this meeting. 

 

As necessary Executive Session will be held in accordance with but not limited to: ORS 
192.660 (2)(d) Labor Negotiations; ORS 192.660 (2)(e) Property Transactions: ORS 192.660 
(2)(f) Records exempt from public inspection; ORS 192.660 (2)(h) Legal Counsel 

Agenda packets also available online at www.co.clatsop.or.us 

This meeting is accessible to persons with disabilities or wish to attend but do not have computer 
access or cell phone access. Please call 325-1000 if you require special accommodations at least 48 
hours prior to the meeting in order to participate. 
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Clatsop County 
Community Development – Planning 
 

 
 

800 Exchange St., Suite 100 
Astoria, OR 97103 

(503) 325-8611 phone 
(503) 338-3606 fax 

www.co.clatsop.or.us 

Clatsop County Planning Commission Regular Meeting  

GoTo Meeting Instructions 

During the COVID-19 pandemic, the Clatsop County Planning Commission remains committed to broad 

community engagement and transparency of government. To provide an opportunity for public 

testimony while physical distancing guidelines are in effect, the Commission will host virtual meetings 

on GoTo Meeting. 

 

To join the meeting from your computer, tablet or smartphone.  

https://global.gotomeeting.com/join/717331381  

 

You can also dial in using your phone.  
United States (Toll Free): 1 877 568 4106  

United States: +1 (312) 757-3129  

 

Access Code: 717-331-381  

 

New to GoToMeeting? Get the app now and be ready when your first meeting starts: 

https://global.gotomeeting.com/install/717331381 

 

Those wishing to provide testimony on public hearings or provide oral communication at the designated 

time must register in advance by calling 503-325-8611 or emailing ghenrikson@co.clatsop.or.us.  You 

will be notified when your three-minute presentation is scheduled.  Comments may also be submitted 

via email to ghenrikson@co.clatsop.or.us to be read at the meeting. 

Page 3Agenda Item # 1.

https://global.gotomeeting.com/join/717331381
tel:+18775684106,,717331381
tel:+13127573129,,717331381
https://global.gotomeeting.com/install/717331381
mailto:ghenrikson@co.clatsop.or.us
mailto:ghenrikson@co.clatsop.or.us


 1 

Minutes of September 8, 2020 1 

Clatsop County Planning Commission Regular Session 2 

Online Meeting 3 

 4 
The regular meeting was called to order at 10:02 a.m. by Chair Francis. 5 
 6 
Commissioners Present Commissioners Excused Staff Present   7 

Bruce Francis Nadia Gardner Gail Henrikson 8 
Myrna Patrick Lam Quang Clancie Adams 9 
Robert Stricklin  Julia Decker 10 
Christopher Farrar  Joanna Lyons-Antley 11 
John Orr 12 

 13 
Minutes: 14 
Commissioner Patrick moved and Commissioner Farrar seconded to adopt the August 11, 2020 Clatsop County 15 
Planning Commission Regular Meeting minutes as presented. Motion passed unanimously. 16 
 17 
Due to power outages in the county that limited commissioner attendance and participation, and the desire for 18 
input by all commission members on the agenda topics, it was unanimously decided to reschedule the Clatsop 19 
County Planning Commission Regular Meeting to Friday, August 18, 2020 at 10:00 a.m. 20 
 21 
As there was no further business or discussion, Chair Francis adjourned the meeting at 10:15 a.m. 22 
 23 
 Respectfully Submitted, 24 
 25 
 26 
  _____________________________________________  27 
 Bruce Francis 28 
 Chairperson - Planning Commission 29 
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Minutes of September 18, 2020 1 

Clatsop County Planning Commission Regular Session 2 

Online Meeting 3 

 4 
The regular meeting was called to order at 10:01 a.m. by Chair Francis. 5 
 6 
Commissioners Present Commissioners Absent Staff Present   7 

Bruce Francis Lam Quang Gail Henrikson 8 
Myrna Patrick  Clancie Adams 9 
Robert Stricklin  Julia Decker 10 
Christopher Farrar  Joanna Lyons-Antley 11 
Nadia Gardner 12 
John Orr 13 

 14 
Adopt Agenda: 15 
Commissioner Farrar moved and Commissioner Gardner seconded to adopt the agenda as modified to delete 16 
the minutes of August 19, 2020 as they had been adopted at a previous meeting. Motion passed unanimously. 17 
 18 
Business from the Public: 19 
There was no business from the public. 20 
 21 
Code Consolidation and Modernization Update: 22 
The code consolidation update is being reviewed by County Counsel, Joanna-Lyons Antley, and a first draft will 23 
be presented to the Board of Commissioners some time in October or November. 24 
 25 
Comprehensive Plan Update, Gail Henrikson, Community Development Director: 26 
Ms. Henrikson advised that a draft of Goals 1, 3 and 4 had been reviewed by the Department of Land 27 
Conservation and Development (DLCD) and their comments had been made available to the Citizen Advisory 28 
Committees, the public and the Planning Commission for input. The Goal 1 draft was presented and discussion 29 
ensued regarding the use of the term citizen versus public in the document. Comments also were made about 30 
encouraging diversity, creating an inclusive culture, digital opportunities and the option of continuing to use 31 
technology/virtual meetings into the future, how to contact and include underrepresented groups, and the 32 
formation and future use of Citizen Advisory Committees. Commissioner Gardner requested a presentation by 33 
the Executive Director of Consejo Hispano at a future meeting. 34 
 35 
Special Projects Update – Gail Henrikson, Community Development Director: 36 
Clatsop Plains Elk: An update was presented to the Board of Commissioners (BOC) at the September 1, 2020 37 
work session. A declaration of cooperation is expected to be completed in October 2020. 38 
Short Term Rentals: Information was presented to the (BOC) at the September 1st work session. This issue will 39 
be readdressed in January after the installation of the new board. This will provide time to obtain staff input. 40 
Strategic Plan: A BOC work session was held on August 20, 2020 to prepare a draft vision, mission and value 41 
statement. Five focus areas were identified; infrastructure, economic development, environmental quality, 42 
social services, governance. The focus groups will begin meeting in the near future and make recommendations 43 
to the board for prioritization and work schedules. 44 
Tsunami Evacuation Facilities Improvement Plan-TGM Grant: Consultants have completed their draft scope of 45 
work which has been provided to ODOT for review and comment. Open houses will be scheduled to provide 46 
public input. 47 
Child Care Code: The contract with DLCD has been signed and the code audit regarding home day care facilities 48 
has begun. Project is expected to finish in January 2021. 49 
Resiliency Project: Surveys have been provided to the public. An update has been scheduled to be presented to 50 
the Planning Commission at the October Meeting. 51 
Other Business: 52 
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HB2001: Joanna Lyons Antley presented information on HB2001 that passed in 2019. She does not feel that it 1 
currently impacts Clatsop County but will monitor future populations and present updates as needed.  2 
Affordable Housing Fund: Commissioner Stricklin presented his concept to create an affordable housing fund. 3 
Discussion ensued and it was decided by consensus to add this item to a future agenda for more in depth 4 
discussion on funding sources and management options. 5 
Warrenton Water Moratorium: Discussion among board members on alternate potable water sources such as 6 
wells, catchment systems, surface water etc. to be utilized on the Clatsop Plains. 7 
October Planning Commission Meeting: A public hearing for a meteorological tower located on  Nikolai Ridge 8 
has been scheduled along with the Resiliency Project presentation. 9 
Request: Planning Commissioners Francis, Orr, Patrick, and Farrar requested hard copies of agenda packets be 10 
provided in the future. 11 
 12 
As there was no further business or discussion, Chair Francis adjourned the meeting at 11:36 a.m. 13 
 14 
 Respectfully Submitted, 15 
 16 
 17 
  _____________________________________________  18 
 Bruce Francis 19 
 Chairperson - Planning Commission 20 
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800 Exchange St., Suite 100 
Astoria, OR 97103 

(503) 325-8611 phone 
(503) 338-3606 fax 

www.co.clatsop.or.us 

STAFF REPORT 
Conditional Use Permit Application #20-000568 

WPD Meteorological Tower 
 
STAFF REPORT DATE:  October 13, 2020 
 
HEARING BODY: Clatsop County Planning Commission 
 
REQUEST: Application for new 196-foot-tall tubular steel, guyed 

meteorological testing tower. The proposed tower 
would be installed for meteorological research 
purposes as a prelude to a potential wind energy utility 
project. 

 
APPLICANT: Joseph Wood 
 WPD Wind Projects, Inc. 
     205 SE Spokane Street, suite #300 
     Portland, OR 97202 
 
OWNER:    PH Timber LLC 
     c/o Forest Investment Associates  
     15 Piedmont Road NE 
     Building #15-1250 
     Atlanta, GA 30305-1631 
 
PROPERTY DESCRIPTION: T8N, R06W, Tax Lot 03100 
 
PROPERTY LOCATION: South side of Highway 30, and south and east of Hunt 

Creek Road 
 
PROPERTY ZONING: Forest-80 (F-80) 
Overlay:  GHO (Geologic Hazard Overlay)  
Other:  NWI (National Wetlands Inventory) 
 Peripheral and Major Big Game Habitat 
 
PROPERTY SIZE: TL 3100: 320 acres 
 Lease area: 225’ x 235’ (52,875 square feet / 1.2 acres) 
 
COMPREHENSIVE PLAN DESIGNATION:  Conservation Forest Lands 
 
COUNTY STAFF REVIEWER: Gail Henrikson, Community Development Director 
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DEEMED COMPLETE:  September 3, 2020 (150 days: January 31, 2021) 
 
STAFF RECOMMENDATION: Approval with conditions 
 
AGENCY COMMENTS: Seth Thompson, Aviation Planner, Oregon Department 

of Aviation 
 Karen Strauss, PE, Oregon Department of 

Transportation 
 
EXHIBITS:    1 – Application  
    2 – Applicant-Neighborhood Meeting Materials 
    3 – Public Notice and Affidavit of Posting 
    4 – Agency Comments 
     
SUMMARY 
On August 5, 2020, Joseph Wood, WPD Wind Projects, Inc., submitted to the Clatsop County 
Community Development Department an application for 196-foot-tall tubular steel, guyed 
meteorological testing tower. The proposed tower would be installed for meteorological 
research purposes as a prelude to a potential wind energy utility project. The application 
was deemed complete on September 3, 2020.  
 
The proposed meteorological tower would be placed adjacent to an existing access road 
that would be located approximately 2.69 miles southeast of the intersection of Highway 
30 and Hunt Creek Road (see map below). The site proposed for the 196-foot-tall tubular 
steel monopole tower has been previously harvested for timber. No new clearing is 
proposed. The proposed lease area for the proposed tower is approximately 225’ x 235’, or 
52,875 square feet in area. The tower would be stabilized by guy wires. No utilities would 

Aerial Photo - 2018 

SUBJECT PROPERTY 
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be required to service the proposed tower. 
 
PROPERTY STATUS 
The subject property, TL 3100 was 
created by recording of a deed 
(Clatsop County Deed Books, Book 
238, Page 52) with the Clatsop 
County Clerk on November 7, 1956.  
The subject property meets the 
county’s definition of “lot of record”, 
as defined by Section 1.030, Clatsop 
County Land and Water Development 
and Use Ordinance (LWDUO). The 
Clatsop County Assessor records do 
not indicate the presence of any 
improvements on the subject 
property. 
 
PROPERTY CONDITIONS 
The lease area is accessed via 
Highway 30, Hunt Creek Road, and 
an unnamed access road. The lease 
area is a relatively level site at an 
elevation of approximately 1,320 
feet.  Immediately east of the lease 
area, the property drops steeply 
from an elevation of 1,320 feet to an 
elevation of 640 feet. While there are 
lands subject to mass wasting, those 
areas are located east of the subject 
lease area and the access roads. The 
majority of the subject property is 
heavily forested, with the exception 
of the subject lease area. The 
National Wetlands Inventory (NWI) 
indicates the potential presence of 
wetlands west of the lease area.   
 
The surrounding area is comprised 
almost exclusively of mountainous 
forest lands.  Highway 30 lies north 
and east of the lease area and the 
Wauna Mill is also located on the 
north side of Highway 30, northeast 
of the lease area.  
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I. APPLICABLE CRITERIA 
 

Land and Water Development and Use 
Ordinance 80-14 (LWDUO) 

Standards Document 

1.030 Definitions S2.500 Erosion Control Standards 
2.046 Applicant-Neighborhood Meeting S3.194 Archeological Site Protection 
2.100-2.260 Public Deliberations and Hearings S3.523 Utility, Power Generation, Solid 

Waste Uses 
3.550 Forest-80 (F-80) Zone S3.525 Conditional Use Review Criteria 
5.000 Conditional Use S3.526 Siting Standards from Dwellings 

and Structures 
5.300 Site Plan Review S3.527 Fire Protection Standards for 

Dwellings and Structures 
 S3.530 Development of Historic and/or 

Archaeological Sites 
  
Clatsop County Comprehensive Plan  
Goal 1 Citizen Involvement Goal 6 Air, Water, and Land Quality 
Goal 2 Land Use Planning Goal 11 Public Facilities and Services 
Goal 4 Forest Lands Northeast Community Plan 
Goal 5 Open Spaces, Scenic and Historic Areas, 
and Natural Resources 

 

 
II. APPLICATION EVALUATION 

 
A.  Land and Water Development and Use Ordinance (80-14) 
Section 1.030 Definitions 
BUILDING -- A structure built or placed for the support, shelter, or enclosure of persons, 
animals, chattels, or property of any kind. 
 
COMMERCIAL POWER GENERATING FACILITY -- A facility for the production of energy and 
its related or supporting facilities that:  

(1) Generates energy using means listed in ORS or OAR such as solar power, wind 
power, fuel cells, hydroelectric power, thermal power, geothermal power, 
landfill gas, digester gas, waste, dedicated energy crops available on a renewable 
basis or low-emission, nontoxic biomass based on solid organic fuels from wood, 
forest  or field residues but not including the production of biofuel as authorized 
by ORS 215.203(2)(b)(K) in all zones that allow “Farm Use” and 215.283(1)(r) 
and 215.283(2)(a) in the EFU zone;   

(2) Is intended to provide energy for sale; and  
(3) Does not include a net metering project established consistent with ORS 757.300 

and OAR chapter 860, division 39 or a Feed-in-Tariff project established 
consistent with ORS 757.365 and OAR chapter 860, division 84. 

[Ord. 18-02] 
 
STRUCTURE -- Anything constructed, erected or air-inflated, permanent or temporary, 
which requires location on the ground or water, or attached to an existing structure. 
Among other things, structure includes residences, apartments, barns, cabins, buildings, 
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walls, fences, billboards, poster panels, food stands and parking lots. [Ord. 18-02] 
 
UTILITIES NECESSARY FOR PUBLIC SERVICE – Unless otherwise specified in this Article/ 
Chapter, any facility owned or operated by a public, private or cooperative company for  
the transmission, distribution or processing of its products or for the disposal of cooling 
water, waste or by-products, and including, major trunk pipelines, water towers, sewage 
lagoons, cell towers, electrical transmission facilities (except transmission towers over 200’ 
in height) including substations not associated with a commercial power generating 
facilities and other similar facilities. [Ord. 18-02] 
 

STAFF FINDING and CONCLUSION:  The above definitions are included for informational 
purposes and may be referenced throughout the report. 

 
Section 2.046 Applicant-Neighborhood Meeting. [Ord. #17-02]  
The purpose of a neighborhood meeting is to ensure that applicants pursue early and 
effective citizen participation in conjunction with their applications, giving them the 
opportunity to understand and try to mitigate any real or perceived impacts their proposed 
development may have on the neighborhood. The meeting is not intended to produce 
complete consensus on all applications; it is intended to encourage applicants to be good 
neighbors. Applicants are encouraged to reconcile as many public concerns as possible 
before submitting their land use application(s). County staff may attend the neighborhood 
meeting in an advisory capacity to answer questions.  
1)  The applicant shall hold a neighborhood meeting before submitting the following 

types of land use applications: 
(A) Multi-family development that abuts a single-family zoning district; 
(B)  Commercial or industrial development that abuts any residential zoning 

district; 
(C)  Manufactured home park adjacent to any residential zoning district; 
(D)  Major subdivisions; 
(E)  Cluster and planned development; 
(F)  Quasi-judicial map amendments; 
(G)  For other applications or revisions to applications that the Director 

determines may have a significant neighborhood impact, such as conditional 
uses, expansion of nonconforming uses, rezones, goal exceptions, variances. 
In these cases, the Director shall determine the minimum notice area for the 
neighborhood meeting. 

2) Neighborhood Meetings must meet the following requirements: 
(A)  The applicant shall consult with County staff to determine an appropriate 

meeting date, time, and place given the location of the proposed development 
and availability of staff to attend.  

(B)  The applicant shall send mailed notice of the public meeting to the 
Community Development Department Director and all property owners 
within a minimum distance of 300 feet of the boundaries of the subject 
property with the specific area to be determined by the Director based on the 
project scale, land use and transportation patterns or anticipated public 
interest in the project. If any part of the subject property is within the 
boundaries of a neighborhood or community organization as defined by 
Section 1.030, notice shall be sent to the designated representative(s) of such 
neighborhood or community organization. The property owner list shall be 
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provided by the county and shall be compiled from county tax assessor’s 
property owners of record from the most recent property tax assessment 
roll. 

 
The notice shall be sent a minimum of 10 days and no more than 30 days 
before the meeting, and shall include: 
1)  Date, time and location of the public meeting; 
2)  A brief written description of the development proposal and proposed 

use(s) with enough specificity so that the project is easily discernable; 
3)  The location of the subject property(ies), including address (if 

applicable), nearest cross streets and any other easily understood 
geographical references, and a map that depicts the subject property. 

(C)  The applicant’s presentation at the neighborhood meeting shall include: 
1)  A map depicting the location of the subject property(ies) proposed for 

development. 
2)  A visual description of the project including a site plan, tentative 

subdivision plan and elevation drawings of any proposed structures, 
when applicable. 

3)  A description of the nature of the proposed use(s) including but not 
limited to, sizes and heights of structures, proposed lot sizes, density, 
etc. 

4)  The expected or anticipated impacts from the proposed development 
(e.g. traffic, storm drainage, tree removal, etc.). 

5)  Mitigation proposed by the applicant to alleviate the 
expected/anticipated impacts. 

6)  An opportunity for the public to provide comments. 
(D) The applicant shall take meeting notes and submit them to the County, 

including: 
1)  Meeting date and time; 
2)  Name and address of all in attendance; 
3)  Summary of issues raised and comments made at the meeting, and the 

applicant’s responses. 
3) A land use application will not be deemed complete until the applicant 

demonstrates substantial compliance with this section by including the results of 
the neighborhood meeting and supporting documentation with the application. This 
includes: 
(A)  A copy of the notice to surrounding property owners; 
(B)  A signed affidavit of mailing the required notice of neighborhood meeting; 
(C)  A copy of any verbal or written comments received, including any issues 

raised via telephone, fax, email at the meeting, and the applicant’s responses;  
(D)  A copy of the meeting notes as described in Subsection (2)(D) above. 
(E)  If responses to the meeting notice were not received by the applicant and no 

one attended the neighborhood meeting, the applicant shall submit evidence 
as indicated above with the meeting notes reflecting the absence of comment 
and/or attendance. 

 

Staff Findings and Conclusion:   The applicant was required to conduct an applicant-
neighborhood meeting.  Because of limitations on in-person gatherings due to the 
coronavirus pandemic, the applicant was allowed to contact surrounding property owners 
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individually and through email and telephone calls in order to discuss the property and 
obtain input.  Due to the remote location of the project, the notification area was increased 
from the minimum distance of 300 feet to 3,500 feet.  The applicant contacted surrounding 
property owners in late June.  A copy of the notice forwarded by the applicant to property 
owners within 3,500 feet of the subject property, along with responses received from those 
owners, is included in Exhibit 2.  These criteria have been satisfied. 

 
Section 2.111 Posted Notice of a Public Hearing. [Ord. #17-02] 
Development sites that are the subject of quasi-judicial public hearings shall be posted 
unless otherwise noted in this Code.  

1) County and Applicant's Responsibilities: 
 (A) The County shall supply the notices that the applicant is required to post on 

the subject property and shall specify the dates the notices are to be posted 
and the earliest date on which they may be removed.  

(B) The County shall provide an affidavit to be signed and returned by the 
applicant certifying that the notice(s) were posted at the correct time and 
that if there is any delay in the County's land use process caused by the 
applicant's failure to correctly post the subject property for the required 
period of time and in the correct location, the applicant agrees to extend the 
150-day period in a timely manner. 

(C) The Applicant shall post the notice either ten or twenty consecutive days 
before the first scheduled public hearing on the matter in accordance with 
Section 2.110 

(D) The Applicant shall return the signed affidavit of posting, with a photo of the 
sign attached, at least seven full days before any hearing.  

(E) If the subject property is not properly posted as described in Section 2 below, 
the Director may postpone the hearing until such provisions are met. 

1) Number and Location. The applicant must place the notices: 
(A) On each frontage of the subject property in a location visible from a traveled 

public road or street abutting the property. If no public street abuts the 
property, the notice shall be placed so as to be generally visible to the public. 

(B) Notices shall not be posted within the public right-of-way or on trees.  
(C) The applicant shall remove all signs and return them to the County within ten 

days following the public hearing that is the subject of the notice. 
(D) If the subject property is located where the posting would not be visible to 

anyone other than adjacent property owners who received written notice, 
alternative locations visible to the public may be determined by the 
Community Development Director. These may include posting in a 
conspicuous place at the point the property obtains access to a County or 
public road. 

 

STAFF FINDING: The applicant posted the subject property on September 18, 2020.  A 
copy of the signed affidavit and required photos are included in Exhibit 3. Based upon the 
remoteness of the lease area, staff required the public notice sign to be placed at the 
intersection of Highway 30 and Hunt Creek Road. As provided in Exhibit 3, all 
requirements pertaining to the posted notice have been met.  In addition to the 
required mailed notice, the public notice was also emailed to members of the Northeast 
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Citizen Advisory Committee and members of the public who had signed up for email 
notifications for that planning area. 

 
Section 2.125 Procedure for Published Notice.  
Notice shall be published at least once in a newspaper of general circulation for a public 
hearing. The notice shall identify the time, date, location and agenda of the public hearing.  
 

STAFF FINDING: A public notice was published in The Astorian newspaper on October 6, 
2020. The requirement pertaining to the published notice has been met.   

 
Section 3.550.  FOREST-80 ZONE (F-80). 
Section 3.554. Conditional Development and Use. [Ord. 18-02] 
Section 3.555. Conditional Development and Use. [Ord. 18-02]  
The following forest and non-forest developments and uses and their accessory 
developments and uses may be permitted under a Type IIA procedure and Sections 5.000-
5.030, subject to applicable criteria, development standards and site plan review. 
(12)  Commercial utility facilities for the purpose of generating power subject to 

S3.523(1) and S3.525.  
 

STAFF FINDING and CONCLUSION: The applicant is proposing a new 196-foot-tall tubular 
steel, guyed meteorological testing tower. The proposed tower would be installed for 
meteorological research purposes as a prelude to a potential wind energy utility project. 
Meteorological testing towers are not listed as either a permitted or conditional use in the 
Forestry 80 (F-80) zone. Because the testing tower is proposed in order determine the 
feasibility of establishing a permanent wind turbine facility and therefore is accessory to it, 
it was determined that the proposed meteorological tower should be classified as a 
commercial power generating facility, as defined above in section 1.030. A commercial 
power generating facility may be permitted as a Type IIA conditional use in the F-80 Zone, 
subject to Standards S3.523 and S3.525, addressed later in this report, and to the 
regulations of the code and conditions of approval. 
 
The proposed development is a Type IIA conditional use in the F-80 Zone.  This 
request is consistent with this criterion. 

 
Section 3.556. Development Standards. [Ord. 18-02] 
All dwellings and structures approved pursuant to Section 3.550 shall be sited in 
accordance with this Section. 
(1) Lot Size Standards. Lot size shall be consistent with the requirements of Section 

3.557. 
(2) Setbacks.  

(A) Front Yard: All buildings or structures with the exception of fences shall be 
setback a minimum of 30 feet from the property line. 

(B) Side and Rear Yard: 30 feet 
(3)      Maximum building height: 45 feet 
 

STAFF FINDING: The 320-acre subject parcel exceeds the minimum-required 80-acre lot 
size. The proposed tower would be over 1,000 feet from any property line, exceeding the 
minimum-required 30-foot setback. As defined in Section 1.030, LWDUO, the proposed 
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monopole tower is not a building as it is not intended for the “support, shelter, or enclosure 
of persons, animals, chattels, or property of any kind.”  Therefore, the building height 
limitation does not apply. In order to verify that setbacks required are met, a commercial 
site plan review will be a Condition of Approval. 
 
This criterion will be satisfied with a Condition of Approval (Condition #1). 

 

Condition #1: The applicant shall provide a final commercial site plan to Community 
Development for review and approval. The plan shall demonstrate conformance with the 
applicable development standards and conditions of approval and shall be submitted to the 
Planning Division prior to the issuance of a development or building permit. The plan shall 
include: 
a.  all existing and proposed temporary and permanent improvements and structures; 
b.  distance of existing and proposed structures from property lines; 
c.  vehicular access, circulation, and one (1) vehicle parking space; 
d.  size and location of all existing and proposed signage; 
e.  type and location of all outdoor lighting; 
f.  outdoor storage areas; 
g.  any significant natural and physical features; 
h. location of all fencing, including materials and height; 
i.  slope percentage of surrounding lands;  
j. minimum 30-foot-wide primary safety zone around the tower base; and 
k.  landscaping and clear zones. 
 
Site Plan Review currently is $210 and requires Director’s review. 

 
Section 3.558. State and Federal Permits.  
If any state or federal permit is required for a development or use, an applicant, prior to 
issuance of a development permit or action, shall submit to the Planning Division a copy of 
the state or federal permit. 
 

STAFF FINDING and CONCLUSION:  As noted in the Agency comments, the Oregon 
Department of Aviation (ODA) will require that the applicant submit FAA form 7460-1 
prior to obtaining building permits with Clatsop County.  The Oregon Department of 
Energy (ODE) was also provided with a copy of the mailed public notice.  No comments 
were received from ODE.  In a supplemental email, the applicant has indicated that he is not 
aware of any state or federal permits that would be required for the installation of this 
proposed meteorological testing tower. A condition of approval will require that copies of 
all required state and federal permits be provided to Community Development staff prior 
to the issuance of any development or building permits.   
 
This criterion will be met through a condition of approval (Condition #2). 

 

Condition #2: A copy of any state or federal permit or approval that is required for 
development or use of the subject property, including approvals and permits from FAA, 
ODA, or the Oregon Department of Energy, shall be submitted to Clatsop County 
Community Development Department, prior to the issuance of any development or 
building Permits. 
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Section 5.000-5.030 Conditional Development and Use 
Section 5.010. Application for a Conditional Development and Use.   
If a development and use is classified as conditional in a zone, it is subject to approval 
under Sections 5.000 to 5.030. An applicant for a proposed conditional development and 
use shall provide facts and evidence and a site plan in compliance with Section 5.300 
sufficient to enable the Community Development Director or hearing body to make a 
determination.  
 
Section 5.015. Authorization of a Conditional Development and Use.  
(1) A new, enlarged or otherwise altered development classified by this Ordinance as a 

conditional development and use may be approved by the Community Development 
Director under a Type II procedure except that the following conditional 
developments and uses may be approved by the Hearings Officer under a Type IIa 
procedure:  
(A)  Dog kennel or Kennel;  
(B)  Airport;  
(C)  Bed & Breakfast over 3 units;  
(D)  Golf courses;  
(E)  Automobile service station or repair shop, including body work, used car 

sales, wrecking yard;  
(F)  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;  

(G)  Non-farm partition;  
(H)  Non-farm dwelling;  
(I)  Farm help relative dwelling;  
(J)  Home occupations related to auto/machinery repair or painting;  
(K)  Firearms training facility;  
(L)  Solid waste disposal site;  
(M)  Small scale, light industrial developments such as assembly, fabricating, 

processing, compounding, packing and similar operations within an enclosed 
building.  

(N)  Automobile wrecking yard.  
(O)  Amusement enterprises such as games of skill and science, thrill rides, penny 

arcades, and shooting galleries.  
 

STAFF FINDING: The proposed use is listed as a Type IIA use in Section 3.555(12).   
 
This criterion does not apply. 

 
(3) In addition to the other applicable standards of this ordinance, the hearing body 

must determine that the development will comply with the following criteria to 
approve a conditional development and use.   
(A) The proposed use does not conflict with any provision, goal, or policy of the 

Comprehensive Plan. 
 

APPLICANT’S STATEMENT:  The proposed tower does not conflict with any 

Page 16Agenda Item # 3.



_____________________________________________________________________________________________ 
#20-000568 WPD Meteorological Tower – Conditional Use Permit Application                                                   Page 11 of 33 

Comprehensive Planning Goal and Guideline. While the parcel is zoned for forestry use, the 
proposed tower is a compatible supplemental use, which has less impacts than other 
allowed uses in forestry zones, e.g., communications towers, rock pits, transmission line 
ROWs, campgrounds, and OHV trails uses. The tower involves no permanent improvements 
and, being in a relatively recently harvested clear cut, does not interfere with replanting 
and later timber harvest. 

 

STAFF FINDING: The applicable provisions, goals and policies of the Comprehensive Plan 
are addressed individually below in this staff report.  The application will be found to not 
conflict with them, with the appropriate conditions of approval. 
 
This criterion is satisfied. 

 
(B)    The proposed use meets the requirements and standards of the Clatsop 

County Land and Water Development and Use Ordinance (Ordinance 80-14).  
 

APPLICANT’S STATEMENT:  Applicant believes the proposed test tower would meet all 
requirements, answered herein, of the conditional permitting and utility facilities 
ordinances. 

 

STAFF FINDING:  The proposed facility is permissible as a Type IIA conditional use in the 
F-80 Zone.  The proposed development meets, or will meet by conditions of approval, the 
requirements and standards of the LWDUO, which are addressed individually below. 
 
This criterion can be satisfied with county regulations and conditions of approval. 

 
(C)    The site under consideration is suitable for the proposed use considering:  

1)     The size, design, and operating characteristics of the use, including 
but not  limited to off-street parking, fencing/buffering, lighting, 
signage, and building location.   

 

APPLICANT’S STATEMENT:  The proposed 196’ tall round metal tower (Exhibit E of the 
application materials) occupies a small footprint, which mainly is for anchoring the guy 
wires in 4 quadrants around the tower. The tower is a tube less than 1’ in diameter and is 
supported by the guy wires. The guy wires would have orange marker balls to facilitate 
visibility to low flying aircraft. It’s sensors all operate silently, with battery operation and 
do not reflect the sun. The instrumentation sends data via cellular service, which minimizes 
the need to visit the tower to just maintenance activities. There is no lighting, signage, 
chemicals usage or storage, building, new access road or gate, fencing, or foundation. 

 
2)    The adequacy of transportation access to the site, including street 

capacity and ingress and egress to adjoining streets.  
 

APPLICANT’S STATEMENT:  Existing public and private logging roads provide all the 
needed access to the tower location. Two vehicles’ crews can bring in the materials and 
install the tower in two days. 

 
3)     The adequacy of public facilities and services necessary to serve the 
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use.  
 

APPLICANT’S STATEMENT:  No new public facilities or services are needed for the 
proposed tower or it’s installation, use or removal. It will use the cellular network to daily 
transmit each day’s data. 

 
4)    The natural and physical features of the site such as topography, 

natural hazards, natural resource values, and other features.  
 

APPLICANT’S STATEMENT:  The tower’s location is within recently clear cut timberland, 
all of which is under management for timber production. The replacement trees are not nor 
would be high enough to affect the wind data over the typical measurement term, even 
though they would be growing close to the tower, and none would be removed. The 
location is near a ridgeline, but set back from it and within the gently shallow rolling 
topography of the clear cut. See Exhibits C,D & G (of the application materials). There are 
no natural hazards, water courses or bodies within the clear cut. There is a dirt main road 
along the SE side of the clear cut (Exhibit G (of the application materials) was taken from it) 
and a gated dirt road into and along the North side of the clear cut. 

 

STAFF FINDING: The proposed 196-foot-tall meteorological testing tower would be 
located on a remote site accessed by an existing logging road.  Access to the service road is 
from Highway 30 and Hunt Creek Road.  According to information provided by the 
applicant the only visits to the site that would be required would be for maintenance 
purposes.  All instrument data is transmitted via cellular service.  No lighting, signage, 
chemical usage or storage, buildings, new access roads, gates, fencing or foundations are 
proposed. 
 
The applicant response indicates that no parking or loading areas are required for this 
project.  However, the applicant also notes that maintenance vehicles will visit the site on 
an as-needed basis and that two “vehicles’ crews” can bring in the materials to install the 
tower.  The lease area is in an area of the subject property that has been harvested and the 
aerial photo shows that there is adequate space to provide a maintenance vehicle parking 
space.  A commercial site plan depicting the access, 225’ x 235’ lease area, and the 
parking for the maintenance vehicle will be required as a condition of approval 
(Condition #1). 
 
The subject property rises in elevation from approximately 640 feet along Highway 30 to 
1,320 feet at the lease area.  Despite the steepness of the property, the identified geological 
hazard areas are located north and east of the access road and lease area.  Utilities are not 
required to service the proposed use.      
 
Seth Thompson, with the Oregon Department of Aviation (ODA), provided an agency 
comment that will require the applicant to submit FAA form 7460-1 to ODA. Based upon 
ODA review of this form, ODA will determine whether notice to the Federal Aviation 
Administration (FAA) is required. ODA will also verify that no marking or lighting is 
recommended or required for the new tower.  If the FAA requires safety lighting, the 
lighting shall comply with state and federal standards.  The applicant shall be required 
to demonstrate compliance with FAA and ODA regulations, in writing, as a condition 
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of approval (Condition #2). 
 
The site proposed for the meteorological testing tower is up and away from the highway 
and is not located in any wetland, flood or geologic hazard areas.  In this regard, the site is 
suitable.  Neither the subject property, the existing access road, nor the associated lease 
area is listed as a Goal 5 scenic area. The applicant did not include any documentation in 
the application materials to verify whether an archaeological study had been completed for 
this site and, if so, whether a copy of the archaeological study had been submitted to the 
State Historic Preservation Office for review.  A condition of approval will require the 
applicant to demonstrate that all required materials have been submitted to the 
State Historic Preservation Office (SHPO) and that SHPO has either approved the 
materials or determined that no information is required (Condition #3 and 
Regulation #1). An additional condition of approval will require immediate cessation 
of work and notification to SHPO in the event an archaeological object or site is 
encountered during development of this project (Condition #4). 
 
These criteria can be satisfied with conditions of approval (Conditions #1-#4, and  
Regulation #1) 

 

Condition #3: Prior to the issuance of a development permit, the applicant shall 
demonstrate that all required materials have been submitted to the State Historic 
Preservation Office (SHPO) and that SHPO has either approved the materials or determined 
that no information is required. 

 

Condition #4: In the event an archaeological object or site is encountered during 
development of the site or project implementation, all ground disturbance shall cease 
immediately and a professional archaeologist shall be contacted to evaluate the discovery.  
In addition, the Oregon State Historic Preservation Office shall be notified of the discovery 
immediately. 

 

Regulation #1: If any state or federal permit is required for a development or use, the 
applicant, prior to issuance of a development permit or action, shall submit to the Planning 
Division a copy of the state or federal permit. 

 
(D)    The proposed use is compatible with existing and projected uses on 

surrounding lands, considering the factors in (C) above.  
 

APPLICANT’S STATEMENT: Applicant finds no impacts on surrounding lands, nor was any 
raised in the neighbor’s consultations. See Exhibits A, B & H (of the application materials). 
A visual impact review was done form highway 30 (Exhibit F (of the application materials)) 
and the tower would be hard to discern among the tree line. The existing and likely future 
primary use of the subject parcel and surrounding parcels is forestry, which would not be 
impacted by the tower or a potential wind project. The applicant has provided a 
declaration to this effect, See Exhibit I. There is a commercial rock and gravel pit nearby on 
another parcel, which would not be affected by the tower or any proposed wind project. 

 

STAFF FINDING: This use has been identified in the Land and Water Development and Use 
Ordinance 80-14 as a use that is compatible with the uses of the surrounding lands and the 
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underlying F-80 Zone when the appropriate conditions of approval are applied. 
 
This criterion is satisfied with conditions of approval (Conditions #1 and #2). 

 
 (E)   The proposed use will not interfere with normal use of coastal shorelands.  
 

APPLICANT’S STATEMENT:  The proposed tower and any subsequent wind project at this 
location are 25 miles from the nearest coastal shore at Surf Pines Oregon. So it would not 
interfere in any way.  

  
(F)    The proposed use will cause no unreasonably adverse effects to aquatic or 

coastal  shoreland areas, and   
 

APPLICANT’S STATEMENT:  The propose use would not impact any aquatic or shoreland 
area. 

  
(G)  The use is consistent with the maintenance of peripheral and major big game 

habitat on lands identified in the Comprehensive Plan as Agricultural Lands 
or Conservation Forest Lands. In making this determination, consideration 
shall be given to the cumulative effects of the proposed action and other 
development in the area on big game habitat.   

 

APPLICANT’S STATEMENT:  The proposed tower would have no impact on the biology 
and habitat of the area. 

 

STAFF FINDING: Staff concurs with the applicant regarding (E) and (F); the two criteria do 
not apply.  Regarding (G): The subject property is located within both Peripheral and Major 
Big Game Habitat, and the lease area is entirely within Major Big Game Habitat.  As 
discussed above, based upon aerial photos and information from the applicant, the lease 
area has been recently clear-cut. The proposed meteorological testing tower is 
approximately one foot in diameter and will be supported by guy wires that will extend 
approximately 200 feet from the pole.  The applicant has not submitted any documentation 
from any state or federal agencies to verify whether any additional studies or permitting 
will be required.  Staff at the Oregon Department of Fish and Wildlife (ODFW) were 
provided with a copy of the mailed public notice.  No comments were received from ODFW.  
The proposed tower should not conflict with big game animals any more than the existing 
logging activities that have historically occurred on the subject property. Vast acreages 
surrounding the leased tower area would remain available for large game animal habitat.  
The proposed use is not anticipated to have an impact on big game habitat areas. 
 
Criteria (E) and (F) do not apply; criterion (G) is met. 

 
(H)      In addition to compliance with the criteria as determined by the hearing 

body and with the requirements of Sections 1.040 and 1.050, the applicant 
must accept those conditions listed in Section 5.025 that the hearing body 
finds are appropriate to obtain compliance with the criteria.  

 

APPLICANT’S STATEMENT:  The applicant looks forward to discussing and implementing 
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all appropriate conditions and requirements. 

  

STAFF FINDING: The applicant has adequately addressed the criteria of Section 5.015. The 
proposed development does not conflict with any provision, goal, or policy of the 
Comprehensive Plan as addressed later in this report. 
 
The criteria set forth in Section 5.015 have been met or can be satisfied with 
conditions of approval addressed elsewhere in this staff report. 

 
Section 5.025. Requirements for Conditional Development and Use.   
In permitting a conditional development and use, the hearing body may impose any of the 
following conditions as provided by Section 5.015:  

(1)  Limit the manner in which the use is conducted, including restricting the 
time an activity may take place and restraints to minimize such 
environmental effects as noise,  vibration, air pollution, glare and odor.   

 

APPLICANT’S RESPONSE:  The tower would make no noise, vibration, air pollution, glare 
or odor. Installation, maintenance and removal activities would all occur during daylight 
hours. 

 
 (2)  Establish a special yard or other open space or lot area or dimension.  
 

APPLICANT’S RESPONSE:  The proposed tower would not create any yard or open space, 
it’s installed on the location as it is. 

 
 (3)  Limit the height, size or location of a building or other structure.  
 

APPLICANT’S RESPONSE:  The tower is 196 feet tall and there is no other building or 
other structure. Objects under 20 feet high are not required to be reported to the FAA or 
the OR Aviation Department – there is no authority, process or need to do so.  The location 
of the tower was selected by an experienced wind energy meteorologist and should not be 
relocated without expert consultation. 

 
 (4)  Designate the size, number, location or nature of vehicle access points.  
 

APPLICANT’S RESPONSE:  Only existing vehicle access points and roads would be used, 
and no new ones would be created. The existing roadways would not need any 
improvements. 

 
(5)  Increase the amount of street dedication, roadway width or improvements 

within the street right-of-way.  
 

APPLICANT’S RESPONSE:  The existing access roads would b used as is. 

 
(6)  Designate the size, location, screening, drainage, surfacing or other 

improvement of a parking or truck loading areas.  
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APPLICANT’S RESPONSE:  The proposed use does not include any parking or loading 
areas. 

 
(7)  Limit or otherwise designate the number, size, location, height of or lighting 

of signs.   
 

APPLICANT’S RESPONSE:  The proposed use has no signage. 

 
 (8)  Limit the location and intensity of outdoor lighting or require its shielding.  
 

APPLICANT’S RESPONSE:  The proposed use has no lighting. 

 
(9)  Require diking, screening, landscaping or another facility to protect adjacent 

or nearby property and designate standards for installation or maintenance 
of the facility.  

 

APPLICANT’S RESPONSE:  The proposed use has no effect on adjacent or nearby 
properties, nor is grading needed, so no diking or water control features are needed. 
Landscaping is not planned since the clear cut is not in public view and the vegetation 
priority is growing timber already in place. 

 
(10)  Designate the size, height, location or materials for a fence.  
 

APPLICANT’S RESPONSE:  The tower requires no fence. Only if, as and when the land 
owner allows grazing would fencing be used to protect the guy wires and tower, to 
maintain tower safety. 

 
(11)  Require the protection of existing trees, vegetation, water resources, wildlife 

habitat or  other significant natural resources.  
 

APPLICANT’S RESPONSE:  The existing trees and vegetation the site would not be affected. 
If, as and when a tree or shrub grows up high enough under a guy wire would any limited 
vegetation control be necessary. 

 
(12)  Require provisions for public access (physical and visual) to natural, scenic 

and recreational resources.  
 

APPLICANT’S RESPONSE:  The proposed tower or the clear cut is not a scenic resource 
and the land is private property. The applicant would no create any additional access to the 
parcel, clear cut or the tower than already exists. However, the proposed tower would be 
marginally visible form highway 30 (Exhibit F (in the application materials)) and clearly 
visible from the closest forest road (Exhibit G (in the application materials)). 

 
(13)  Specify other conditions to permit the development of the County in 

conformity with the intent and purpose of the classification of development.  
 

APPLICANT’S RESPONSE:  The applicant is not aware of any other appropriate conditions. 
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No issues were raised in the neighbors’ comments (Exhibit H (in the application materials)) 
and the tower’s use of the parcel is minimal. 

 

STAFF FINDING: The site is served by an existing access road.  This private road is used as 
a service road for logging activities conducted by the property owner, PH Timber, LLC.  The 
additional impact of traffic related to the proposed meteorological testing tower, estimated 
at one maintenance vehicle per month after construction, will be insignificant.  However, as 
a requirement to obtain a development permit, the road will require review by the county’s 
Public Works Director and the Knappa-Svensen-Burnside Rural Fire Protection District 
Chief to ensure it will meet the minimum requirements of a service road and 
fire/emergency services vehicles. Both Public Works and the fire district were provided 
with the mailed public notice.  No comments were received from either agency. 
 
The proposed tower would be 196 feet in height and will be taller than surrounding trees.  
The photo visualizations provided by the applicant indicate that the tower will be white 
and red/orange striped for safety and visibility reasons. There will also be orange balls 
affixed to the guy wires near the top of the tower. Per information provided in a 
supplemental email from the applicant, the white and orange tower striping is standard 
FAA-compliant coloration. 
 
As noted above the lease area and surrounding subject property have been clear-cut in the 
recent past.  Based upon information from the applicant, this area has been replanted.  
However, in compliance with the requirements of this code and to maintain consistency 
with the policies of the Comprehensive Plan, the applicant shall be required to maximize 
preservation of existing trees and vegetation, water resources and wildlife habitat. 
 
The criteria set forth in Section 5.025 have been met or can be satisfied with a 
condition of approval (Condition #5 and Regulation #2). 

 

Condition #5: Prior to obtaining a development permit, the road will require review by the 
county’s Public Works Director and the Knappa-Svensen-Burnside Rural Fire Protection 
District Chief to ensure it will meet the minimum requirements of a service road and 
fire/emergency services vehicles. 

 
Section 5.030. Time Limit on Permit for Conditional Use.  
1) Authorization of a conditional use shall be void after two years unless substantial 

construction or action pursuant thereto has taken place (as per Section S2.011). 
However, the County may, at the discretion of the Community Development 
Director, extend authorization for an additional one year upon request, provided 
such request is submitted in writing at least 10 days and not more than 30 days 
prior to expiration of the permit. The County may grant conditional use approvals 
for activities such as dike maintenance for a period of time up to five years; such 
approvals will normally correspond with parallel state and/or federal permits.  
 

APPLICANT’S RESPONSE:  The nature of the weather is it varies from year to year. The 
longer the wind measurements can continue prior to final project financing, the better 
because the initial measurements duration sets the unchangeable production, pricing and 
financial expectations for the 20-25 ear life of the wind project. The applicant would know 
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within 2 years if the wind is sufficient, and, if it is, would seek additional time to continue 
data collection. 

 

STAFF FINDING:  The two-year window is actually the period of time that the applicant has 
to install and begin operation of the proposed use.  Once the use is established, it is allowed 
in perpetuity, unless it is abandoned for a period of more than one year.    Section 5.030 is 
provided for informational purposes only.   

 
SECTION 5.300. SITE PLAN REVIEW.  
Section 5.302. Site Plan Review Requirements.  
Before a permit can be issued for development in a special purpose district or for a 
conditional development and use or a development and use permitted with review, a site 
plan for the total parcel and development must be approved by the Community 
Development Director or Planning Commission. Information on the proposed development 
shall include sketches or other explanatory information the Director may require or the 
applicant may offer that present facts and evidence sufficient to establish compliance with 
Sections 1.040, 1.050 and the requirements of this Section. 

     

STAFF FINDING: Conditions of approval shall include that the applicant submit a site plan 
that depicts the elements required as part of the conditional approval. 
 
The criterion shall be met through a condition of approval (Condition #1) 

 
B. STANDARDS DOCUMENT 
 
S2.500 Erosion Control Development Standards  
S2.501 Purpose.  
The objective of this section is to manage development activities including clearing, 
grading, excavation and filling of the land, which can lead to soil erosion and the 
sedimentation of watercourses, wetlands, riparian areas, public and private roadways. The 
intent of this section is to protect the water quality of surface water, improve fish habitat, 
and preserve top soil by developing and implementing standards to help reduce soil 
erosion related to land disturbing activities. In addition, these standards are to serve as 
guidelines to educate the public on steps to take to reduce soil erosion. 
 
S2.503 Erosion Control Plan  
(1)  An Erosion Control Plan shall be required for land disturbing activities, in 

conjunction with a development permit.  
 

STAFF FINDING:   An erosion control plan commensurate with the requirements of S2.500-
S2.504 shall be required as part of the submittal for a development permit. The proposed 
development will meet the applicable criteria set forth in S2.500-4. (Regulation #3) 

 
Section S3.523  Utility, Power Generation, Solid Waste Uses. 
(1) A Commercial Utility Facility for the purpose of generating power shall not preclude 

more than 10 acres from use as a commercial forest operation. 
 

APPLICANT’S STATEMENT:  The gross footprint of the tower’s guy wires is 200 by 200 
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feet, see Exhibit D (in the application materials). That is 40,000 square feet or.92 acre. The 
net dedicated footprint of a full scale wind farm is a very small percentage of it’s host land, 
but this cannot be established until all surveys, tests, plans, turbine selections, etc., ae 
completed. 

 

STAFF FINDING:   The tower itself would be approximately one foot in diameter.  The 
supporting guy wires would extend approximately 200 feet from the tower.  The total 
proposed lease area is approximately 225’ x 235’ (52,875 square feet or 1.2 acres).    
 
The project, as proposed, complies with this standard. 

 
Section S3.525. Conditional Use Review Criteria. 
A use authorized in a forest zone by LWDUO Sections 3.554 and 3.555 may be allowed 
provided the following requirements or their equivalent are met. These requirements are 
designed to make the use compatible with forest operations and agriculture and to 
conserve values found on forest lands.  
(1) The proposed use will not force a significant change in, or significantly increase the 

cost of, accepted farming or forest practices on agriculture or forest lands.  
 

APPLICANT’S STATEMENT:  The proposed tower and any subsequent wind project would 
not compromise the existing forestry uses of all the surrounding land. The proposed tower 
merely sits between the low growing trees in the clear cut. The applicant’s lease (Exhibit J 
(in the application materials)) for wind development does not expect or anticipate any 
change in the underlying and prior land use. 

 

STAFF FINDING:   The tower itself would be approximately one foot in diameter.  The 
supporting guy wires would extend approximately 200 feet from the tower.  The total 
proposed lease area is approximately 225’ x 235’ (52,875 square feet or 1.2 acres).  There 
will be minimal human-based activity at the tower, as instrument data will be directly 
transmitted via cellular service.  It is not anticipated that the proposed use will force a 
significant change in, or significantly increase the cost of, accepted forestry practices on 
this forest land. 
 
This criterion is met. 

 
(2)  The proposed use will not significantly increase fire hazard or significantly increase 

fire suppression costs or significantly increase risks to fire suppression personnel. 
 

APPLICANT’S STATEMENT: The proposed use does not involve any heavy machinery, 
welding, fuels, chemicals, engines (other than crew vehicles and maybe a back hoe), electric 
utility service, or need for nay open flames. Once installed, the tower runs on 9V batteries, 
which are not sufficient to start a fire in worst case conditions. 

 

STAFF FINDING:   Per information provided by the applicant, the tower will be battery-
operated. The tower itself will be made from tubular steel.  No chemicals or hazardous 
materials will be stored at or used on-site.  It is not anticipated that the proposed use will 
significantly increase fire hazard, fire suppression costs or risks to fire suppression 
personnel. 
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This criterion is met. 

 
(3) A written statement recorded with the deed or written contract with the county or 

its equivalent is obtained from the land owner that recognizes the rights of adjacent 
and nearby land owners to conduct forest operations consistent with the Forest 
Practices Act and Rules for uses authorized in OAR 660-006-0025 Subsection 5(c).  

 

APPLICANT’S STATEMENT:  This is provided by Exhibit I (in the application materials). 

 

STAFF FINDING:   The applicant’s application materials include Exhibit J (identified as 
Exhibit I in the applicant’s response). Exhibit J explicitly states that the lease with WPD 
Wind Projects, Inc., “in no way prohibits or restricts PH Timber LLC / FIA from performing 
ongoing forest operations consistent with the Forest Practices Act.” The letter also states 
that WPD Wind Projects, Inc. “recognizes the rights of PH Timber LLC / FIA and adjacent 
and nearby landowners to continue forestry-related operations consistent with the Forest 
Practices Act.”    
 
This criterion is met. 

 
(4) The proposed use will be compatible with vicinity uses, and satisfies all relevant 

requirements of this ordinance and the following general criteria: 
(A) The use is consistent with those goals and policies of the Comprehensive Plan        

which apply to the proposed use; 
 

APPLICANT’S STATEMENT:  The proposed use is compatible wit Goal 4 Forest Lands as a 
supplemental use and other Goals as described above. 

 

STAFF FINDING:   As will be shown in Section C of this report, the proposed project is 
consistent, or can be made consistent with conditions of approval, with the goals and 
policies of the comprehensive plan.    
 
This criterion can be met with conditions of approval (Conditions #1-#5). 

 
(B) The parcel is suitable for the proposed use considering its size, shape, 

location, topography, existence of improvements and natural features; 
 

APPLICANT’S STATEMENT:  The location of the proposed use, the test tower, was selected 
precisely due to the location, topography, elevation, climatology, absence of population and 
compatible land use of Nicolai Ridge. Whether the location ultimately is suitable would be 
determined by the results of the test tower’s measurements, plus all the other surveys 
needed to design a commercial wind project. If, as and when the wind resource is proven 
commercial, the applicant intends to conduct all other appropriate surveys as needed to 
design a fully compliant wind project. 

 

STAFF FINDING:   The selection of this site, which is situated at the peak of Nicolai Ridge, is 
appropriate for the proposed meteorological testing tower.  The tower is being installed in 
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order to determine whether there is sufficient wind generation to support a wind turbine 
facility.  The lease area has already been clear-cut as part of a timber harvesting operation.  
The lease area is also the minimum size required to accommodate the guy wires that will 
support the proposed tower. 
 
This criterion is met. 

 
(C) The proposed use will not alter the character of the surrounding area in a 

manner which substantially limits, impairs or prevents the use of 
surrounding properties for the permitted uses listed in the underlying zoning 
district; 

 

APPLICANT’S STATEMENT:  The proposed use will barely be visible to the surrounding 
area, see Exhibit F (in the application materials). And the proposed use and any wind 
project would be designed to meet the requirements of the FPA, see Exhibit J (in the 
application materials). 

 

STAFF FINDING:   The surrounding properties are all zoned Forest 80 (F-80).  As is 
discussed elsewhere in this report, the proposed meteorological testing tower, which 
consists of a 196-foot-tall, approximately one-foot-diameter tubular steel pole, supported 
by guy wires, is not expected to impair use of the surrounding resource lands.  Conditions 
of approval will further ensure compliance with all code regulations and consistency with 
the County’s comprehensive plan. 
 
This criterion will be met through conditions of approval and application of existing 
regulations. 

 
(D) The proposed use is appropriate, considering the adequacy of public facilities 

and services existing or planned for the area affected by the use; and 
 

APPLICANT’S STATEMENT:  The tower needs no public facilities beyond cellular service 
and use of the existing Southbound dirt access road from highway 30 to the gated access to 
the clear cut. 

 

STAFF FINDING:   No utilities are required to support this proposed use.  A condition of 
approval (Condition #5) will require the applicant to obtain approval from the Knappa-
Svensen-Burnside fire district prior to the issuance of any development or building 
permits.    
 
This criterion can be met with a condition of approval (Condition #5). 

 
(E) The use is or can be made compatible with existing uses and other allowable 

uses in the area. 
 

APPLICANT’S STATEMENT:  As described above, the tower imposes no impacts on the 
ongoing forestry use of the host and nearby parcels. The applicant anticipates a future 
showing a commercial wind farm would be compatible with the prevailing land uses. 
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STAFF FINDING:   The use of the surrounding parcels is predominately forest-related.  As 
noted above, the proposed tower will be 196 feet tall and will extend above the 
surrounding tree line.  The narrow diameter of the tower – approximately one foot – will 
minimize visual impacts. The proposed lease area is the minimum required to install the 
tower and the supporting guy wires.  Minimization of the land area proposed for this use 
will also assist in limiting conflicts with the surrounding forestry uses. 
 
This criterion has been met. 

 
S3.526. Siting Standards for Dwellings and Structures. 
The following siting criteria or their equivalent shall apply to all new dwellings and 
structures in forest zones. These criteria are designed to make such uses compatible with 
forest operations, to minimize wildfire hazards and risks and to conserve values found on 
forest lands. A governing body shall consider the criteria in this section together with the 
requirements of Section S0 to identify the building site:  
(1) Dwellings and structures shall be sited on the parcel so that:  

(A) They have the least impact on nearby or adjoining forest or agricultural 
lands;  

(B) The siting ensures that adverse impacts on forest operations and accepted 
farming practices on the tract will be minimized;  

(C) The amount of forest lands used to site access roads, service corridors, the 
dwelling and structures is minimized; and  

(D) The risks associated with wildfire are minimized.  
(2) Siting criteria satisfying Subsection (1) may include setbacks from adjoining 

properties, clustering near or among existing structures, siting close to existing 
roads and siting on that portion of the parcel least suited for growing trees.  

(3) The applicant shall provide evidence to the governing body that the domestic water 
supply is from a source authorized in accordance with the Water Resources 
Department's administrative rules for the appropriation of ground water or surface 
water and not from a Class II stream as defined in the Forest Practices rules (OAR 
chapter 629). For purposes of this section, evidence of a domestic water supply 
means:  
(A) Verification from a water purveyor that the use described in the application 

will be served by the purveyor under the purveyor's rights to appropriate 
water;  

(B) A water use permit issued by the Water Resources Department for the use 
described in the application; or  

(C) Verification from the Water Resources Department that a water use permit is 
not required for the use described in the application. If the proposed water 
supply is from a well and is exempt from permitting requirements under ORS 
537.545, the applicant shall submit the well constructor's report to the 
county upon completion of the well.  

(4) As a condition of approval, if road access to the dwelling is by a road owned and 
maintained by a private party or by the Oregon Department of Forestry, the U.S. 
Bureau of Land Management, or the U.S. Forest Service, then the applicant shall 
provide proof of a long-term road access use permit or agreement. The road use 
permit may require the applicant to agree to accept responsibility for road 
maintenance.  

(5) Approval of a dwelling shall be subject to the following requirements:  
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(A) Approval of a dwelling requires the owner of the tract to plant a sufficient 
number of trees on the tract to demonstrate that the tract is reasonably 
expected to meet Department of Forestry stocking requirements at the time 
specified in department of Forestry administrative rules;  

(B) The planning department shall notify the county assessor of the above 
condition at the time the dwelling is approved;  

(C) Stocking survey report: 
1) If the lot or parcel is more than 10 acres in western Oregon or more 

than 30 acres in eastern Oregon, the property owner shall submit a 
stocking survey report to the county assessor and the assessor will 
verify that the minimum stocking requirements have been met by the 
time required by Department of Forestry rules;  

2) Upon notification by the assessor the Department of Forestry will 
determine whether the tract meets minimum stocking requirements 
of the Forest Practices Act. If that department determines that the 
tract does not meet those requirements, that department will notify 
the owner and the assessor that the land is not being managed as 
forest land. The assessor will then remove the forest land designation 
pursuant to ORS 321.359 and impose the additional tax; and  

(A) The county governing body or its designate shall require as a condition of 
approval of a single-family dwelling under ORS 215.213, 215.383 or 215.284 
or otherwise in a farm or forest zone, that the landowner for the dwelling 
sign and record in the deed records for the county a document binding the 
landowner, and the landowner's successors in interest, prohibiting them 
from pursuing a claim for relief or cause of action alleging injury from 
farming or forest practices for which no action or claim is allowed under ORS 
30.936 or 30.937. A governing body shall consider the criteria in this section 
together with the requirements of Section 3.527 to identify the building site. 

 

STAFF FINDING:   The proposed meteorological testing tower and lease area is situated 
along an existing logging road, approximately 2.69 miles south of Highway 30.  No new 
roads are proposed, although the existing logging road may require additional 
improvements, as discussed elsewhere in this report. The lease area, which is 
approximately 52,875 square feet in size, is sized specifically to contain only the tower, guy 
wires and parking space and is the minimum square footage necessary to accommodate the 
proposed use.  This remote location, in an area that has been recently clear-cut, will ensure 
that adverse impacts on forest operations will be minimized. 
 
With regard to siting criteria, the 52,875-square-foot lease area is located near the center of 
a 320-acre parcel. The proposed meteorological tower will be more than 1,000 feet from 
any property line.  The tower will be located on an existing logging road in an area that has 
been recently harvested of timber. 
 
Water, electric and on-site septic service are not required for the proposed wireless 
communications facility.   
 
The proposed development, while meeting the definition of “structure” in Section 1.030, 
LWDUO, is not a dwelling.  Therefore, criteria 4 and 5 do not apply. 
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These criteria have been met. 
 

S3.527. Fire Protection Standards for Dwellings and Structures. 
The following fire-siting standards or their equivalent shall apply to all new dwelling or 
structures in a forest zone:  
(1) The dwelling shall be located upon a parcel within a fire protection district or shall 

be provided with residential fire protection by contract. If the dwelling is not within 
a fire protection district, the applicant shall provide evidence that the applicant has 
asked to be included within the nearest such district. If the governing body 
determines that inclusion within a fire protection district or contracting for 
residential fire protection is impracticable, the governing body may provide an 
alternative means for protecting the dwelling from fire hazards that shall comply 
with the following: 
(A) The means selected may include a fire sprinkling system, onsite equipment 

and water storage or other methods that are reasonable, given the site 
conditions; 

(B) If a water supply is required for fire protection, it shall be a swimming pool, 
pond, lake, or similar body of water that at all times contains at least 4,000 
gallons or a stream that has a continuous year round flow of at least one 
cubic foot per second; 

(C) The applicant shall provide verification from the Water Resources 
Department that any permits or registrations required for water diversion or 
storage have been obtained or that permits or registrations are not required 
for the use; and 

(D) Road access shall be provided to within 15 feet of the water's edge for 
firefighting pumping units. The road access shall accommodate the 
turnaround of firefighting equipment during the fire season. Permanent signs 
shall be posted along the access route to indicate the location of the 
emergency water source.  

(2) Road access to the dwelling shall meet road design standards described in OAR 660-
006-0040.  

(3) The owners of the dwellings and structures shall maintain a primary fuel-free break 
area surrounding all structures and clear and maintain a secondary fuel-free break 
area on land surrounding the dwelling that is owned or controlled by the owner in 
accordance with the provisions in "Recommended Fire Siting Standards for 
Dwellings and Structures and Fire Safety Design Standards for Roads" dated March 
1, 1991, published by the Oregon Department of Forestry; and shall also 
demonstrate compliance with Table S3.527.  

 
Table S3.527.  Minimum Primary Safety Zone. 

 
Slope  

Feet of Primary  
Safety Zone  

Feet of Additional 
Primary Safety Zone 
Down Slope  

0%  30  0  
10%  30  50  
20%  30  75  
25%  30  100  
40%  30  150  
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STAFF FINDING:   The proposed development, while meeting the definition of “structure” 
in Section 1.030, LWDUO, is not a dwelling.  Therefore, criteria 1 and 2 do not apply. 
 
The lease area where the tower will be installed is relatively level at an elevation 1,320 feet.  
A minimum 30-foot primary safety zone will be required around the base of the tower, 
which must be shown on the commercial site plan. 
 
These criteria will be met with a condition of approval (Condition #1). 

 
S.3.194. ARCHEOLOGICAL SITE PROTECTION 
S3.195. Archeological Site Protection. 
(1) The Community Development Director and Building Official shall review building 

permits, excavation permits or other land use actions that may affect known 
archeological sites. If it is determined that a proposed building permit, excavation 
permit or other land use action may affect the integrity of an archeological site, the 
Community Development Director shall consult with the State Historic Preservation 
Office on appropriate measures to preserve or protect the site and its contents. No 
permit shall be issued until either the State Historic Preservation Office determines 
that the proposed activity will not adversely affect the archeological site, or the State 
Historic Preservation Office has developed a program for the preservation or 
excavation of the site.  

(2) Indian cairns, graves and other significant archeological resources uncovered during 
construction or excavation shall be preserved intact until a plan for their excavation 
or reinternment has been developed by the State Historic Preservation Office.  

 
S3.530. DEVELOPMENT OF HISTORIC AND/OR ARCHEOLOGICAL SITES.  
S3.531. Development of Historic and/or Archeological Sites.  
(1)  No development shall be allowed on land which has been identified as a historical- 

archeological site without review and approval by the Director and appropriate 
agencies. Development adjacent to lands identified as historical-archeological sites 
shall be subject to the Director's review and shall not adversely impact the adjacent 
historical- archeological site.  

(2)  The County shall work with the local Historical Advisory Committee and other 
organizations to identify and protect important local historical and archeological 
sites. Compatible uses and designs of uses should be encouraged for property 
adjacent to important historical or archeological sites.  

(3)  Clatsop County shall protect significant historical resources by:  
(A) encouraging those programs that make preservation economically possible;  
(B) implementing measures for preservation when possible;  
(C) recognizing such areas in public and private land use determinations subject 

to County review. 
 

STAFF FINDING: The application materials submitted by the applicant did not include a 
copy of an archaeological survey or any documentation from the State Historic 
Preservation Office regarding the status of this site.  The proposed meteorological tower 
will occur in an area that has already been disturbed through timber harvesting activities. 
It is therefore unlikely, but not impossible, that artifacts or other items of archaeological 
significance may be unearthed during this project. A condition of approval will require 

Page 31Agenda Item # 3.



_____________________________________________________________________________________________ 
#20-000568 WPD Meteorological Tower – Conditional Use Permit Application                                                   Page 26 of 33 

the applicant to demonstrate that all required materials have been submitted to the 
State Historic Preservation Office (SHPO) and that SHPO has either approved the 
materials or determined that no information is required (Condition #3).  
 
Should unanticipated archaeological or historical resources be encountered during future 
activities at this location, all ground-disturbing activity in the vicinity of the find should be 
halted and SHPO notified immediately.  In the event that evidence of human skeletal 
remains is encountered during future work, all ground-disturbing activity in the vicinity of 
the discovery should be immediately halted, efforts be taken to protect such evidence in 
place, and the Oregon SHP, Oregon State police, appropriate Tribes, and the Clatsop County 
Medical Examiner promptly be notified to ensure compliance with ORS 97.745. 
 
The requirements of S3.194 and S5.130 will be met through conditions of approval 
(Conditions #3 and #4 and Regulation #1). 

 
C. COMPREHENSIVE PLAN GOALS AND POLICIES 
 
Goal 1 – Citizen Involvement 
 

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. 

 
8. Clatsop County shall establish and maintain effective means of communication 

between decision-makers and those citizens involved in the planning process.  The 
County shall ensure that ideas and recommendations submitted during the planning 
process will be evaluated, synthesized, quantified, and utilized as appropriate. 

 
9. Public notices will also be sent to affected residents concerning zone and 

comprehensive plan changes, conditional uses, subdivisions and planned 
developments. 

 

APPLICANT’S STATEMENT:  This has started with the neighbors’ consultation which 
preceded this application, and would continue through the CUP’s public process for both 
this tower and any subsequent wind project. The initial citizen involvement was conducted 
shown in Exhibits A-H. 

 

Staff Finding:  Appropriate measures, including the pre-submittal applicant-neighborhood 
meeting (Exhibit 2), published notice, mailed public notice to adjacent property owners, 
and the applicant’s affidavit of property posting (Exhibit 3) have been taken to assure that 
the Type IIA Conditional Use Application has been processed in accordance with the 
applicable Citizen Involvement (Goal 1) policies of the County Comprehensive Plan (7-9) 
listed above. 
 
This application is consistent with Goal 1. 
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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.  They 
are: 
 
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 Rural 
Agricultural Lands to Rural Lands or Development designations an Exception to the 
Agricultural Lands or Forest Lands Goals must be taken.* 

 

Staff Finding:  The subject property is in the F-80 Zone, and commercial utility facilities for 
the purpose of generating power are listed as a conditional use in the F-80 Zone. This 
means the use has been reviewed in general terms during review of the Comprehensive 
Plan at some point and found to be consistent with F-80 zoning and the Conservation 
Forest Lands designation as long as appropriate conditions of approval are applied.  The 
development will be up on the hill, away from most of the rest of the property, and will take 
very little space.  With appropriate conditions that are addressed elsewhere in this staff 
report and county regulations, it will not conflict with the forestry use of the subject parcel. 
 
The use will not conflict with Goal 2 with appropriate conditions of approval, 
addressed elsewhere in this report.  (Conditions #1 and #5; Regulations #1-6). 

 
Goal 4 - Forest Lands 
Goal 
To preserve and maintain agricultural lands. 
 
Policies 
 
1. Forest lands shall be conserved for forest uses, including the production of trees and 

the processing of forest products, open space, buffers from noise, visual separation 
from conflicting uses, watershed protection, wildlife and fisheries habitat, soils 
protection from wind and water, maintenance of clean air and water, outdoor 
recreational activities compatible with these uses, and grazing land for livestock. 

 
13. Existing utility right-of-ways shall be utilized to the maximum extent possible before 

new right-of-ways are created. 
 

APPLICANT’S STATEMENT:  The tower and any subsequent wind farm are compatible 
supplemental uses in forest lands because the occupy such small footprints, a full project 
typically less than 5% of their host lands, and contribute to the primary use via multiple 
access roads, additional land owner income which can be used to support the primary use, 
and can provide habitat diversity. 

 

STAFF FINDING:  The proposed development would be located in an area that has already 
been recently harvested for timber and will be accessed by an existing logging road. No 
utilities are required to service this project. The subject property is in the F-80 Zone. 
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Commercial utility facilities for the purpose of generating power are listed as a conditional 
use within the F-80 Zone, which means the use has been reviewed in general terms during 
review of the Comprehensive Plan at some point and found to be consistent with F-80 
zoning as long as appropriate conditions of approval are applied.  The footprint for the 
lease area, which includes the tower and supporting guy wires, is 52,875 square feet, which 
is minimal and will not conflict with the forestry uses of the property. 
 
The application is consistent with Goal 4. 

 
Goal 5 - Open Spaces, Scenic & Historic Areas and Natural Resources 
Goal 
To conserve open space and protect natural and scenic resources. 
 
Cultural Areas 
 
1. The County will review land use activities that may affect known archeological sites. 

If it is determined that a land-use activity may affect the integrity of an 
archaeological site, the County shall consult with the State Historic Preservation 
Office on appropriate measures to preserve or protect the site and its contents. 

 
2. Indian cairns, graves and other significant archeological resources uncovered during 

construction or excavation shall be preserved intact until a plan for their excavation 
or re-internment has been developed by the State Historic Preservation Office. 

 

APPLICANT’S STATEMENT:  The tower would provide information which indicates the 
quantity and quality of the wind energy resource, which might justify subsequent 
ordinance development. Plans and ordinances addressing wind development minimizes 
risks, resolves potential conflicts and facilitates additional development where permitted. 

 

STAFF FINDING:  The subject property is located on Nicolai Ridge.  As discussed in 
additional detail elsewhere in this report, the applicant did not include a copy of an 
archaeological survey or any documentation from the Oregon State Historic Preservation 
Office verifying that a study had been approved or was not required.  A condition of 
approval will include language requiring development to be stopped in the event of 
remains or artifacts being found. 
 
A condition of approval shall ensure consistency with Goal 5.  (Condition#4). 

 
Goal 6 – Air, Water, and Land Resources Quality 
Goal – To maintain and improve the quality of air, water, and land resources of the state. 
13. Any development of land, or change in designation of use of land, shall not occur 

until it is assured that such change or development complies with applicable state 
and federal environmental standards. 

 

Staff Finding:  County regulations and conditions of approval shall ensure the 
development complies with applicable state and federal environmental standards.   
 
This development will not conflict with Goal 6. 
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Goal 9 – Economic Development 
Goal 
To diversify and improve the economy of the state and Clatsop County. 
 

APPLICANT’S STATEMENT:  Every wind project adds many $Ms to the local tax base 
(while consuming minimal public services) and typically provides $10-15k/year to the land 
owner for each wind turbine. Co-development of properties with wind energy helps 
achieve highest and best use of the land and resources, to everyone’s economic benefit. 

 

Staff Finding:  The proposed meteorological testing tower is proposed in order to measure 
wind generation to determine whether it is sufficient to support a wind turbine facility.  If 
such a facility were to be ultimately established in Clatsop County it would assist in 
diversifying the economy of the state.  Additionally, the provision of cleaner energy, even if 
it is not directly provided to the residents of Clatsop County, results in overall improved air 
quality, which is ultimately beneficial to the economies of Clatsop County and the State of 
Oregon.   
 
This development will not conflict with Goal 9. 

 
Goal 11 - Public Facilities and Services 
Overall Policy Regarding Appropriate Levels of Public Facilities in the County 
Six different Plan designations exist for lands in the County. Differing levels of public 
facilities and services are appropriate for the different types of development planned for 
the County. Certain facilities and services are available to all County residents, such as 
County health services, Sheriff's protection and many other social services. 
 
4. Conservation Forest Lands – The primary purpose of this Plan designation is to 

conserve lands for commercial timber production. Generally, residences are in 
conjunction with a forest use, but in many areas with this designation residences on 
substandard parcels are common. Therefore, community water systems are often 
present already. As with agricultural lands, the parcel size and use are controlled by 
the zoning present. Therefore it is not inappropriate to extend community water to 
residences. The large minimum parcel sizes and distances of lines will limit 
extensions, and the Plan designation removes the ability to develop land just for 
residential purposes. The primary function of Conservation Forest Lands is forest 
use. Any extension of public water will only be to support a development in 
conjunction with a resource use and will not be the basis for future conversion to 
non-resource use. 

 
 Public fire protection may be present here, and is appropriate since so many 

residences currently exist, but is not necessary for development and is not 
encouraged in sparsely settled forest areas. 

 
 Community sewage systems are not appropriate in this Plan designation. 
 

APPLICANT’S STATEMENT:  Commercial wind farms are part of the regional and local 
electricity network upon which everyone depends for modern life and economic 
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development. Oregon’s statutory policies include increasing and facilitating greater use of 
renewable resources, minimizing greenhouse gasses and enhancing sustainability, which 
wind projects all provide. 

 

Staff Finding:  The proposed development is for a commercial utility facility for the 
purpose of generating power. No residential development is proposed and no utilities are 
required to service the property.  The subject parcel, including the lease area, is in the 
Knappa-Svensen-Burnside Rural Fire Protection District.  A 30-foot-wide primary safety 
zone will be required around the base of the tower.  Vegetation will be maintained or 
removed from this area as needed in order to eliminate potential fire fuel. 
 
The proposed monopole, while 196 feet in height, is only approximately one foot in 
diameter.  The supporting guy wires will extend approximately 200 feet from the tower 
itself, resulting in a total lease area of 52,875 square feet, or 1.2 acres.  The tower will be 
located interior to the subject property away from surrounding non-forest uses.     
 
The proposed use does not require public services, water or sewage. Fire protection is 
available to the subject property.   
 
The proposed communications facility does not conflict with Goal 11. 

 
Goal 13 – Energy Conservation 
Goal 
To conserve energy. 
 
Policy 3 
The County shall promote the application of renewable and alternative energy sources, by 
encouraging the use of total energy systems where, for example, electricity is generated 
and the waste heat is utilized for space heating and cooling purposes. 
 

Staff Finding:  The proposed meteorological testing tower is proposed in order to measure 
wind generation to determine whether it is sufficient to support a wind turbine facility.  If 
such an alternative energy facility were to be ultimately established in Clatsop County 
there may be the potential for the creation of a total energy system as envisioned in Policy 
3.   
 
This development will not conflict with Goal 13. 

 
Northeast Community Plan 
Basaltic Highlands 
Basaltic Highlands Policy 
1. The highlands are primarily a resource unit, and uses other than forest uses, wildlife 

habitat, recreation, preservation of natural features and development of mineral 
resources shall be discouraged. 

 
Scenic and Natural Areas: 
Scenic views that characterize the Northeast area include the vistas of Wickiup, Nicolai and 
other Coast Range Mountains and views of the Columbia River. The Coast Range Mountains 
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dominate the landscape of the area and can be viewed traveling along the Columbia River 
Highway as well as through much of the planning area. 
 
Public Facilities and Services Policies: 
7. Power systems which utilize solar (i.e. solar farms) and wind generated energy are 

well suited for the Northeast County and shall be encouraged to locate here. 
 
Community Development 
Conservation Forest Lands and Conservation Other Resources Policies 
CONSERVATION FOREST LANDS: Forest Lands are those lands that are to be retained for 
the production of wood fiber and other forest uses.  
1. Forest lands shall be conserved for forest uses. 
 

Staff Finding:  The subject property is in the F-80 Zone, and commercial utility facilities for 
the purpose of generating power are listed as a conditional use in the F-80 Zone, which 
means the use has been reviewed in general terms during review of the Comprehensive 
Plan at some point and found to be consistent with F-80 zoning and the Conservation 
Forest Lands designation as long as appropriate conditions of approval are applied. The 
development will be up on the hill, away from most of the rest of the property, and will take 
very little space.  While the proposed tower will be tall – 196 feet in height – its narrow 
one-foot diameter will minimize visual impacts.  A condition of approval would also require 
painting the tower a more natural color, if permitted by state and federal agencies. With 
appropriate conditions that are addressed elsewhere in this staff report and county 
regulations, it will not conflict with the forestry use of the subject parcel. 
 
With a condition of approval, the use is consistent with the Northeast Community 
Plan (Condition #1). 

 
III. COMMENTS RECEIVED 
Two agency comments were received - one from the Oregon Department of Aviation (ODA) 
and one from the Oregon Department of Transportation.  Both comments were emailed and 
are attached to this report as Exhibit 4. The comments, as well as staff response, are shown 
below. 
 

SETH THOMPSON, OREGON DEPARTMENT OF AVIATION: Mr. Thompson states that 
prior to the approval of any building permits, the applicant must file FAA FORM 7460-1 
with both the Federal Aviation Administration (FAA) and the Oregon Department of 
Aviation (ODA) and receive a determination for the proposed construction.   

 

KAREN STRAUSS, PE, OREGON DEPARTMENT OF TRANSPORTATION (ODOT): Ms. 
Strauss states that as the proposed project does not request to modify or gain access from 
and ODOT facility, the agency has no comments. 

 

Staff Response:  These comments will be addressed through existing regulations in the 
Clatsop County Land and Water Development and Use Ordinance (Regulation #3) 

 
CONCLUSION, DECISION, and CONDITIONS OF APPROVAL 
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The criteria relevant to this request have been met.  The application is herby APPROVED, 
SUBJECT TO THE FOLLOWING CONDITIONS OF APPROVAL: 

1. The applicant shall provide a final commercial site plan to Community Development 
for review and approval. The plan shall demonstrate conformance with the 
applicable development standards and conditions of approval and shall be 
submitted to the Planning Division prior to the issuance of a development or 
building permit. The plan shall include: 
a. all existing and proposed temporary and permanent improvements and 

structures;  
b. distance of existing and property structures from property lines; 
c. vehicular access, circulation, and one (1) vehicle parking space;  
d. size and location of all existing and proposed signage;  
e. type and location of all outdoor lighting;  
f. outdoor storage areas;  
g. any significant natural and physical features;  
h. location of all fencing, including materials and height;  
i. slope percentage of surrounding lands;  
j. minimum 30-foot-wide primary safety zone around the tower base; and 
k. landscaping and clear zones.  

Site Plan Review currently is $210 and requires Director’s review.        
         

2. A copy of any state or federal permit or approval that is required for development or 
use of the subject property, including approvals and permits from FAA, ODA, or the 
Oregon Department of Energy, shall be submitted to Clatsop County Community 
Development Department, prior to the issuance of any development or building 
Permits. 
 

3. Prior to the issuance of a development permit, the applicant shall demonstrate that 
all required materials have been submitted to the State Historic Preservation Office 
(SHPO) and that SHPO has either approved the materials or determined that no 
information is required. 

 
4. In the event an archaeological object or site is encountered during development of 

the site or project implementation, all ground disturbance shall cease immediately 
and a professional archaeologist shall be contacted to evaluate the discovery.  In 
addition, the Oregon State Historic Preservation Office shall be notified of the 
discovery immediately. 
 

5. Prior to obtaining a development permit, the road will require review by the 
county’s Public Works Director and the Knappa-Svensen-Burnside Rural Fire 
Protection District Chief to ensure it will meet the minimum requirements of a 
service road and fire/emergency services vehicles. 
 

The following regulations also apply: 
1. If any state or federal permit is required for a development or use, the applicant, 

prior to issuance of a development permit or action, shall submit to the Planning 
Division a copy of the state or federal permit. 
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2. Existing trees and vegetation, water resources, and wildlife habitat shall be 
preserved to the greatest extent possible. 

 
3. An erosion control plan commensurate with the requirements of S2.500-S2.504 is 

required as part of the development permit application submittal. 
 
4. Setbacks of the F-80 Zone shall apply for the tower and the enclosure. 
 
5. Prior to the commencement of construction, the applicant must obtain the 

appropriate development and building permits from the Clatsop County Community 
Development. Please consult with Community Development for additional 
development and building permit requirements. 
 

6. Per Clatsop County Land and Water Development and Use Ordinance #80-14, 
Section 5.030, authorization of this conditional use shall be void after two years 
unless substantial construction or action pursuant thereto has taken place (as per 
Section S2.011).  The Community Development Director may extend authorization 
an additional year upon request, provided the request is submitted in writing at 
least 10 days and not more than 30 days prior to the expiration of the permit. 
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EXHIBIT 1 
Application Materials
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EXHIBIT 2 
Applicant-Neighborhood Meeting Materials
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EXHIBIT 3 
Public Notice
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1

Gail Henrikson

From: Gail Henrikson

Sent: Friday, September 18, 2020 7:34 AM

To: Gail Henrikson

Subject: Notice of Public Hearing - Proposed Meteorological Tower

Attachments: Public Notice WPD Meteorological Tower CUP.pdf

Good morning, everyone. 
 
I wanted to let you know about an application the County has received from WPD Wind Projects. They have applied for a 
196-foot-tall meteorological tower on Nikolai ridge.  The tower is for the purpose of testing to determine if a future wind 
turbine project in that location would be feasible. There will be a public hearing before the Planning Commission at 
10AM on Tuesday, October 13.  A link to the meeting is including in the attached notice. 
 
Please feel free to contact me if you have any questions. 
 
Thanks. 
 
Gail 
 

Gail Henrikson, AICP, CFM, Director 
Clatsop County Community Development 
800 Exchange Street, Suite 100 
Astoria, OR 97103 
503.325.8611 
503.338.3666 Fax 
ghenrikson@co.clatsop.or.us 
www.co.clatsop.or.us 
Facebook 

 
COVID-19 AND LAND USE PLANNING: In order to protect the health of our employees, clients and the overall public, 
please be advised that beginning March 18, the Land Use Planning Division will be working on an appointment-only 
basis.  Whenever possible emails and phone meetings are encouraged.  If you or anyone in your party is ill, coughing, or 
has a fever, please reschedule your meeting. We understand that this may be an inconvenience and we appreciate your 
cooperation in working to protect the health of our community. 
 
 
Take our customer satisfaction survey 
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EXHIBIT 4 
Agency Comments 
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1

Gail Henrikson

From: Clatsop Development

Sent: Friday, September 18, 2020 10:14 AM

To: Gail Henrikson

Subject: FW: ODA Comment: Conditional Use Application #20-000568

Attachments: FAA_Form_7460-1.pdf

 
 
Clancie Jo Adams   |   Permit Technician 
Clatsop County Community Development 
Land Use Planning Division 
800 Exchange Street, Suite 100 
Astoria, OR 97103 
Phone: 503.325.8611   |   Fax: 503.338.3666  
  
This message has been prepared on resources owned by Clatsop County, Oregon.  It is subject to the Internet and Online 
Services Use Policy and Procedures of Clatsop County. 

 
 

From: THOMPSON Seth <Seth.THOMPSON@aviation.state.or.us>  
Sent: Friday, September 18, 2020 10:14 AM 
To: Clatsop Development <comdev@co.clatsop.or.us> 
Subject: ODA Comment: Conditional Use Application #20-000568 
 
Good morning, 
 
Thank you for providing the opportunity for the Oregon Department of Aviation (ODA) to comment on Conditional Use 
Application #20-000568. 
 
The ODA has reviewed the proposal referenced with the above file number and has prepared the following comments. 
 
Prior to approval of any building permits, the applicant must file a FAA FORM 7460-1 with the ODA and FAA and receive 
a determination for the proposed construction. 
 
I have attached a FAA FORM 7460-1 for reference. 
 
Thank you and please let me know if you have any questions.  
 
Best regards, 
 

Seth Thompson 
OREGON DEPARTMENT OF AVIATION 
AVIATION PLANNER 
 

    

OFFICE 503-378-2529  CELL 503-507-6965 
 
EMAIL seth.thompson@aviation.state.or.us   
 
3040 25TH STREET SE,  SALEM, OR  97302 
 
WWW.OREGON.GOV/AVIATION 
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Gail Henrikson

From: Clancie Adams

Sent: Tuesday, September 22, 2020 8:54 AM

To: Gail Henrikson; Julia Decker; Ian Sisson; Victoria Sage

Subject: FW: DRS_Wood

Attachments: PublicNotice WPDMeteorologicalTowerCUP.pdf

 
 
Clancie Jo Adams   |   Permit Technician 
Clatsop County Community Development 
Land Use Planning Division 
800 Exchange Street, Suite 100 
Astoria, OR 97103 
Phone: 503.325.8611   |   Fax: 503.338.3666  
  
This message has been prepared on resources owned by Clatsop County, Oregon.  It is subject to the Internet and Online 
Services Use Policy and Procedures of Clatsop County. 

 
 

From: STRAUSS Karen A <Karen.A.STRAUSS@odot.state.or.us>  
Sent: Tuesday, September 22, 2020 8:51 AM 
To: Clancie Adams <cadams@co.clatsop.or.us> 
Subject: FW: DRS_Wood 

 
Hi Clancie, 
 
This application doesn’t request to modify or gain access from an ODOT facility, so we have no comments. 
 
Thanks, 
Karen 
 

Karen A. Strauss, PE 

Development Review Coordinator, District 1 
Desk 503-986-2849 (note: I am teleworking so this will forward to my mobile phone.) 
Mobile 503-509-7173 
 

From: SCHATZ Duane <Duane.SCHATZ@odot.state.or.us> On Behalf Of ODOT Reg 2 Planning Manager 
Sent: Friday, September 18, 2020 10:16 AM 
To: SHONKWILER Kenneth D <Kenneth.D.SHONKWILER@odot.state.or.us>; STRAUSS Karen A 
<Karen.A.STRAUSS@odot.state.or.us> 
Subject: DRS_Wood 

 
Public Notice - WPD Wind Projects CUP 
 
Duane M. Schatz 
Project Delivery Compliance Specialist/ 
Development Review Administrator Region 2 
ODOT Highway Region 2 Headquarters 
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Clatsop County 
 
 

 

For project information and updates, visit us on the web! 
www.co.clatsop.or.us/landuse/page/comprehensive-plan-update 

www.facebook.com/ClatsopCD 

TO:  Clatsop County Planning Commission    
 
FROM:  Gail Henrikson, Community Development Director 
 
DATE:  October 13, 2020 
 
RE:  RESILIENCY PROJECT PRESENTATION 
 
Clatsop County Assistant County Manager, and staff from Clatsop County Public Works will present 
information regarding the Resiliency Project.  Materials from the October 6, 2020, Board of 
Commissioners work session are attached to this cover memo. 
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Board of Commissioners 

Clatsop County 

WORK SESSION AGENDA ITEM SUMMARY 

October 6, 2020 

 
Topic: Clatsop County Resiliency Project 

Presented By: Ted McLean, Public Works Director 

Terry Hendryx, Assistant Public Works Director 

Dean Keranen, County Engineer 

Monica Steele, Assistant County Manager 

  

 

Informational 
Summary:  

Pre-disaster planning ensures that an affected community is ready to 
undertake an organized process and does not miss opportunities to 
rebuild in a sustainable, resilient way.  With a planning framework in 
place, a community is better situated to address pre-existing local needs, 
take advantage of available resources, and seize opportunities to 
increase local resiliency, sustainability, accessibility, and social equity.  
Having an advanced understanding of these needs and vulnerabilities 
helps communities be better prepared to begin recovery immediately 
rather than struggle through a planning process in the wake of a disaster. 

As previously mentioned in work sessions with the Board, Clatsop 
County plays a critical role in county-wide emergency preparedness, 
response and recovery.  When a natural disaster occurs (wind storm, 
flooding, earthquake, tsunami), the County protects and preserves life 
and property; and coordinates longer-term rebuilding and recovery 
efforts.   

While conversations regarding evacuation and alternate routes goes 
back over a decade it was first listed in the 2012 Strategic Plan where it 
was identified as a project named “Countywide Bypass, Truck, 
Evacuation Road.”    

County staff brought before the current Board at a work session in 
February of 2019 a list of properties that staff had evaluated. At that work 
session, staff requested authorization from the Board to move forward 
with further review of a possible alternate location for the current Astoria 
Public Works Facility.  The goal of the proposed relocation is to move the 
facility out of the inundation zone in which it is currently situated. Staff 
also requested Board input and direction regarding alternate /evacuation 
routes in the event of a disaster. 

Since the February 2019 work session staff has come before the Board 
on a number of occasions to provide updates on where they are at in the 
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process as well as bringing forward locations that they would like to enter 
into purchase sale agreements based on narrowing down the potential 
sites on the following criteria:   

1. Out of the inundation zone 
2. Availability of land 
3. Available public access 
4. Adequate size and shape for operations (15-50 acres) to 

accommodate current and future storage of materials, debris 
removal, equipment circulation, etc. 

5. Located on the west side of both the Lewis & Clark and Young’s 
River 

6. Terrain and geological hazards 
7. Availability of multiple ways to and from facility for redundant 

access in a potential emergency 
8. Availability of utilities to serve the site 
9. Avoidance of extensive and costly wetland mitigation 

10. If goal exceptions are required, select the property that would 
most likely receive approval – Further conversations with DLCD 
over has shown that they are supportive of relocating both Public 
Works and the EOC. Specific properties have really not been the 
influencing factor.  

11. A site that would not be negatively impacted by future surrounding 
development (traffic, safety, noise, etc.) 

12. Potential ability to co-locate with other county departments 
(Planning, Building Codes, etc.) 

13. Overall cost to develop a turnkey site 

There has been a total of six (6) sites evaluated as possible facility 
locations based on the afore mentioned criteria: 

 North Coast Business Park – While this site is currently owned by 
the county it has always been the intention to have this property 
returned to the tax roll for the benefit of several taxing districts; the 
cost to mitigate the wetlands would be upwards of $1.5M - $2M 
(wetlands cost approx. $175K-$200K to mitigate and it would take 
approx. 8 to 10 credits to develop this site) which significantly 
increases the overall cost to develop; future development of the 
area and the increased vehicle and pedestrian traffic would 
negatively impact operations for both the surrounding businesses 
as well as making this an inappropriate location for a rural public 
works facility. 

 Dolphin Avenue (co-location with ODOT) – ODOT has outgrown 
their current location.  Therefore, this would not be a large enough 
site for both county and state operations. Furthermore, increased 
development of the area, resulting in increased vehicle traffic, 
would not make this an appropriate site for a rural public works 
facility.  Additionally, it is not preferred to put all resources in one 
location. 
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 Neikes Property – This property is approximately 64 acres and 
zoned EFU which would require a goal exception; this property 
has since sold and is no longer available. 

 Crown Camp – This is approximately 29 acres and is zoned F-80.  
This property is located inconveniently for the majority of the 
population for walk-in services. However, this site would be 
advantageous to acquire as a site for material stock piling, debris 
removal, and emergency response. This property would require a 
goal exception. 

 Warrenton Fiber/Nygaard Logging Sort Yard – This option is 
approximately 51 acres, is zoned F-80, and would require a goal 
exception.   

 Angus Property – This property is approximately 28 acres, zoned 
AF and would require a goal exception; this property has since 
sold and is no longer available. 

In addition to evaluating various facility location and options as well as 
possible recovery route locations, staff has been working on community 
outreach.  A public meeting was held on August 13th that had over 60 
community members in attendance. On August 24th staff sent out a 
county-wide questionnaire to all residents within Clatsop County and 
collected those responses through September 24th. 

The county received 2,522 responses (as of 9/24) with the following 
outcomes: 

1. Do you support moving the Public Works Facility out of the 
tsunami inundation zone? 
☐  Yes  69%   No  28%        Not sure 3% 
 

2. Do you think that the Lewis & Clark Sorting Yard would be an 
appropriate location for a relocated Public Works Facility? 
  Yes  30%   No 25% ☐    Not sure 46% 
 

3. How proactive should the County be in pursuing emergency and 
alternate routes in preparation for a seismic event? 
☐    Very Proactive 56%  
  Somewhat Proactive 30%  
  Not Proactive 12% 
  Not sure 2% 
 

4. Do you think that the County should acquire existing private roads 
for alternate or emergency routes if they are currently available? 
☐  Yes  66%            No  29%        Not sure 5% 
 

5. If yes, should these alternate or emergency routes be improved to 
County Standards? 
☐  Yes  54%    No 19%   Not applicable 17%   Not sure 10% 
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6. If these alternate routes were obtained and improved should they 
be open for general public access? 
☐    Yes 64%      No  28%               Not sure 8% 
 

7. Please rank the following potential projects in order of importance 
with 1 being the most important and 4 being the least important. 
  
Public Works Facility Relocation  
☐  1 - 44%  

☐  2 - 7% 

☐  3 - 4% 

☐  4 - 25% 

☐  Not sure – 20% 

 
 
Pipe Line Road 
☐  1 - 17% 

☐  2 - 16.6% 

☐  3 - 11% 

☐  4 - 27% 

☐  Not sure –29% 
 
Lewis & Clark Mainline N Section 
☐  1 - 7%  

☐  2 - 22% 

☐  3 - 24% 

☐  4 - 15% 

☐  Not sure - 32% 
 
Lewis & Clark Mainline S Section 
☐  1 - 8%  

☐  2 - 16% 

☐  3 - 19% 

☐  4 - 25% 

☐  Not sure - 32% 

 

The county is currently under contract for the potential acquisition of one 
property and has a less formal letter of intent for a second property.  One 
property is proposed for the relocation of the Public Works Facility and 
has a due-diligence period that expires in January of 2021; and the other 
property is proposed for a recovery route in an effort to reach south 
county with a due-diligence period that expires in December of 2021.  
The County may terminate the Purchase Sale Agreement or Letter of 
Intent at any time without expense to the County.  
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County staff is now seeking direction from the Board on how they would 
like staff to proceed with both of these agreements based on the 
community responses to date. 

Options before the Board are as follows: 

 Continue with current due diligence process on all existing signed 
agreements. 

 Adjust project goals to focus on relocation of the Public Works 
Facility and defer the recovery routes for future projects. 

 Put all resiliency projects on hold. 

 

 Attachment List 

 A. February 13, 2019 – Work Session Minutes 
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Clatsop County 
Community Development – Planning 
 

 
 

800 Exchange St., Suite 100 
Astoria, OR 97103 

(503) 325-8611 phone 
(503) 338-3606 fax 

www.co.clatsop.or.us 

TO:  Clatsop County Planning Commission    
 
FROM:  Gail Henrikson, Community Development Director 
 
DATE:  October 2, 2020 
 
RE:  COMPREHENSIVE PLAN UPDATE:  GOAL 3, DRAFT 1 REVIEW 
 
SUMMARY 
The update of the County’s Comprehensive Plan began in February 2019, with an announcement 
requesting applicants for the six citizen advisory committees.  The advisory committees met continuously 
from June through December 2019.   
 
A three-month hiatus was scheduled during January-March, 2020 in order to allow staff time to prepare 

draft revisions to Goals 1-4.  During the period of January-March 2020, staff prepared revisions to Goals 

1-4 and provided copies to the Department of Land Conservation and Development (DLCD) for a courtesy 

review.  Comments have been received from DLCD on Goals 1, 3 and 4.  Comments on Goal 2 were 

received on September 15, 2020, and have been posted for public comment.  Goal 2 will be brought to 

the Planning Commission for review in December 2020. 

As the Citizen Advisory Committees resume their meetings the intent of staff is to involve the Planning 
Commission at an early stage in the process, specifically in obtaining input and recommendations 
regarding the initial draft rewrites of each goal. 
 
The first draft rewrite of Goal 3 is attached (Attachment A). This draft includes comments from DLCD.  

Only one comment was received from the public or citizen advisory committee members on Goal 3, Draft 

1. That comment is included as Attachment B. The document referenced in the public comment is 

included at the end of this memo as a link. Goal 3, Draft 1, is also under review by County Counsel, who 

has  not yet provided comments back to staff. 

Statewide Planning Goal 3 (Attachment C) addresses Agricultural Lands. Statewide Planning Goal 3 seeks 
to preserve and maintain agricultural lands. A copy of adopted Clatsop County Goal 3 is included as 
Attachment D.  
 
ACTION REQUESTED 
Please review Goal 3, Draft 1, including the comments from DLCD, the public, and citizen advisory 
committee members.  Be prepared to provide comments on the draft, with special attention to the draft 
policies.  Identify recommended changes to the draft and new policies that should be included in the 
next draft.  Review Goal 3, Draft 1 for compliance with Statewide Planning Goal 3. 
 
ATTACHMENTS 
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Comprehensive Plan Update – Goal 3, Draft 1 Review 
October 13, 2020 
Page 2 
 

For project information and updates, visit us on the web! 
www.co.clatsop.or.us/landuse/page/comprehensive-plan-update 

www.facebook.com/ClatsopCD 

A. Goal 3, Draft 1, with DLCD Comments 
B. Public and Citizen Advisory Committee Member Comments 
C. Statewide Planning Goal 3 
D. Clatsop County Goal 3 

 
SUPPLEMENTAL INFORMATION 

• Death by 1000 Cuts: A 10-Point Plan to Protect Oregon’s Farmland 
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ATTACHMENT A 
Goal 3, Draft 1, with DLCD Comments
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GOAL 3 – AGRICULTURAL LANDS 

 

1 

INTRODUCTION

 

When the Clatsop County Comprehensive Plan was adopted in 1980, 
there was a general downward decline in farming activities.  The plan at 
that time, dismissed “small farm sizes” that were “interspersed with 
rural tracts, difficult terrain, a wet climate, and competition from other 
land uses” as being unconducive to farming activities as such parcels 
could not be consolidated into “large, efficient farm units which are 
characteristic of other areas of the state where agriculture is thriving.”  

That view has been shown as being outdated following a surge in the 
farm-to-table movement and the emergence of artisanal, local and 
small-batch culinary supporters. As shown on Figures 3.1 and 3.2, while 
the total number of farms in Clatsop County has remained relatively 
stable between 1978 and 2017 (down from 234 to 226), the total overall 
acreage of farmland has declined from 22,681 acres in 1978 to 15,070 
acres in 2017.  Additionally, as shown in Figure 3.3, the average market 
value of farmland has tripled since 1978. As land values rise and the 
shortage of affordable housing units remains, the pressure to convert 
farmland to non-farm uses will only increase. 

  

 

 

 

 

To preserve and maintain 

agricultural lands. 

Source: 2017 Census of Agriculture, United States Department of Agriculture (USDA). National 

Agricultural Statistics Service 

FIGURE 3.1 

1

2

3
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Summary of comments: GOAL 3 TEXT DRAFT 01.pdf
Page:1

Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:10:14
I might add the NASS statistics here on sales and acreage to support this statement.  Is the conclusion that Clatsops Goal 3 policies should promote preservation of substandard and 
isolated agricultural lands as well as the large tracts of agricultural lands promoted by statewide planning goal3?

Number: 2  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:17:24
Is this acreage in farm use (assessed under special farm tax program) or land zoned EFU and mixed Farm/Forest, or NASS?
It may be worth adding additional stats like acres in HV farmland under 215.203 and 195.300 definitions, acres in EFU, acres in mixed farm/forest zoning to more thoroughly contextualize 
the agricultural landscape..  

Number: 3  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 13:53:23
I'd further describe what ag looks like in Clasop - 38% Pasture, 29% cropland, 25%  Woodlots...Majority of sales come from dairy, beef cattle and nursery stock.
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GOAL 3 – AGRICULTURAL LANDS 

 

2 

 

 

EXISTING 

CONDITIONS

 

In January 2019, the Department of 
Land Conservation and 
Development released its 2016-2017 
Farm Forest Report, which details 
how much farmland was converted 
to non-farm uses during that period.  
Clatsop County approved one non-
farm dwelling and six replacement 
dwellings on farmland.  No primary 
farm dwelling approvals were 
granted by the County. Since 1994, 
Clatsop County has approved 78 
total dwellings on farmland.  Since 
1978, farmland in Clatsop County 
decreased from 22,691 acres to 
15,070 acres—a loss of 7,621 acres. 

The 2017 Census of Agriculture, 
conducted by the United States 
Department of Agriculture, National 
Agricultural Statistics Service, also 
notes that the face of farming has 
changed over the years.  As shown 
in Figures 3.4 and 3.5, over 50% of 
farmers in Clatsop County self-
identified as female.  The average 
age of a farmer in Clatsop County is 
59.29 years compared to 51.2 years 
in 1978.  

Source: 2017 Census of Agriculture, United States Department of Agriculture (USDA). National 

Agricultural Statistics Service 

FIGURE 3.2 

Source: 2017 Census of Agriculture, United States Department of Agriculture (USDA). National 

Agricultural Statistics Service 

FIGURE 3.3 

1

2

3
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Page:2
Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:07:37
Would you like me to look up historical nonfarm approval stats?  

Number: 2  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:11:47
I think thats a NASS statistic which is land in farm use and not necessarily land zoned EFU meeting the definition of 'agricultural land' as defined in rule? 

Number: 3  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:12:10
Fig 3.4 shows 44% female and 66% male so does 2017 NASS?
NASS has 31% of farms self-identifying asn new and beginning farmers and almost all are family farms which is an interesting statistic.
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GOAL 3 – AGRICULTURAL LANDS 

 

3 

 

GOAL 3 AND CLIMATE CHANGE
 

The temperature of the earth's surface is warming and it is largely due to an increase in greenhouse gas 
concentrations caused by human activities. Consequences of this warming are already being felt by 
Oregonians and within Clatsop County. In 2019, the Oregon Climate Change Research Institute (OCCRI) 
released a draft report documenting the expected changes to temperature and climate in Clatsop County. 
Snowpack is declining, summer streamflow is lowering, wildfire activity is increasing, sea level is rising, and 
coastal waters are acidifying. The consequences of climate change are expected to continue for decades to 
come. In 2015, global and Oregon temperatures were the warmest on record, and suggests what typical 
conditions may look like by the middle of this century. 

Climate change consequences likely to occur in Clatsop County are: 

• More summer droughts 
• More frequent and longer forest fires 
• Greater vulnerability of forests to insects and disease 
• Water resource conflicts 
• Longer and more intense allergy seasons 
• Decreased water quality 
• More stress on fish, including salmon 
• Higher sea levels and more erosion in coastal areas 
• More frequent and harmful floods 

These changes in climate will have a significant impact on agricultural activities within the County.  Additional 
emphasis on farm-to-able activities, support of sustainable locally-produce food, and the addition of local food 
processing facilities will assist in reducing the greenhouse gas emissions associated with transportation of 
foodstuffs. Policies that support the capture and use of rainwater for irrigation will help sustain agricultural 
activities as periods of drier weather increase, but may have other unintended consequences caused by the 
diversion of precipitation that feed watersheds used for fish habitat and drinking water.   

FIGURE 3.4 

Source: 2017 Census of Agriculture, United States 

Department of Agriculture (USDA). National Agricultural 

Statistics Service 

Source: 2017 Census of Agriculture, United States 

Department of Agriculture (USDA). National Agricultural 

Statistics Service 

FIGURE 3.5 
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Page:3
Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:21:37
Other policy objectives to support/strengthen local food systems value chains?  Processing, cold storage, distribution, food hubs...  

Number: 2  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:13:08
NASS has some statistics on #farmers in Clatsop using no til and minimal til - that might be worth mentioning.  May also be worth getting from OSU # farmers in Clatsop participating in their 
dryland crop trials.  I know there are a couple.  These are the types of crop practices that contribute to sequestration.  

Number: 3  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:22:16
I think that may be regulated by OWRD, I'd check.  Seniority of irrigation rights will certainly become more of an issue.  State climate reports also highlight climate related pressures 
contributing to increases in invasive weed species, diseases and pests impacting ag (OR 2010 climate adaptation framework has a discussion on impacts to ag).  May consider how these 
and water are addressed in reviewing use compatibility and addressing 215.296 criteria
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A significant amount of grazing land is located with floodplains and was created through the construction of a 
system of dikes, levees and tidegates, some of which are now approaching 100 years in age.  Some of the 
diking districts are no longer in operation and maintenance and repair of dikes may not be occurring on a 
regular basis.  These areas of the County may become more vulnerable to flood events and to sea level rise, 
which may raise the overall height of adjacent rivers and streams.   

FUTURE CONDITIONS 

AGRICULTURE AND THE CONTINUED DEMAND FOR HOUSING 

In 2019, Clatsop County, in partnership with the �ve municipali�es, completed a countywide housing study.  
The study determined that there is adequate buildable land within unincorporated Clatsop County and that 
there are su�cient dwellings available to meet the County’s current and projected popula�on growth.  
However, the study also determined that there is a lack of housing within certain price points, which is 
crea�ng unnecessary pressure and prohibi�ng residents from being able to �nd a�ordable housing.  Adding to 
this situa�on is the high number of dwellings that are either used as second homes or o�ered as short-term 
rental units, which further decrease the supply of available permanent housing.   

 

The housing situation may continue to worsen if climate change continues unmitigated.  As other areas of the 
state and the western United States endure increased heat, drought and wildlife, climate change refugees may 
seek to relocate to this area which will still remain relatively livable, despite its own changes to climate.  That 
increased need for housing will in turn create additional pressures to convert farm land to residential 
developments.  If agricultural land is transitioned to housing, this will require even more food to be imported 
into the county from other locations, generating a spiral of increased greenhouse gas emissions, worsening 
climate change, an influx of even more new residents and the resulting demand to convert even more farm 
land to build dwellings. 
 

AGRICULTURE AND WILDLIFE 

In 2019, Clatsop County par�cipated with the ci�es of Warrenton, Gearhart and Seaside, in a Solu�ons Oregon 
project designed to reduce the number and severity of interac�ons between elk and humans in the Clatsop 
Plains planning area.  While the purpose of this project was primarily to address interac�ons in areas that 
were more densely developed, there remains a poten�al for increased con�ict between wildlife and areas of 
agricultural development.  Because there is only a limited supply of land within the county, increasing 
residen�al and non-residen�al develop will force wildlife behaviors and migratory pa�erns to change.  As seen 
in the Clatsop Plains planning area, as natural habitat is replaced with manicured landscapes and gardens, 
wildlife will adapt and replace their natural foraging areas with these human-created landscapes.  The 
county’s original comprehensive plan cited the impacts from elk on agricultural crops and included 
recommenda�ons that the State Wildlife Commission be o�cially requested to resolve the exis�ng adverse 
impacts on agricultural lands associated with elk, including, but not limited to, one or more of the following 
measures: 

• revision of hun�ng laws to sustained management levels; 

• reduce the elk popula�on in Clatsop County; 

• indemnify the owners for damage on their property resul�ng from elk; and 

• pay for and install adequate fencing. 

 

1

2

3
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Page:4
Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:24:09
The wetlands/ag lands conversation is an interesting one.  Are you anticipating SLR models to result in conversion of ag lands to estuary?  How might that impact agricultural communities 
and the general sustainability of agricultural economy? It would be interesting to know #acres of EFU that would be submerged under a 1 foot SLR model.  I believe that would be fairly 
easy to obtain in a GIS analysis.

Number: 2  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:25:05
I might highlight that pressure to convert rural lands (vs adding density to urban lands) for affordable residential development results in additional infrastructure costs to county and locates 
lower-income populations farther away from services (childcare, medical, social services, food, community centers, etc), increases their commute times, increases their transportation costs, 
etc. 1,000 Friends has a good paper on the cost to rural jurisdictions  of extending services to rural areas.

Number: 3  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:25:52
How does this relate with the Goal 5 policies and designated big game range?  
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The original plan also called for any requests to change zoning to assess the need to establish addi�onal 
wildlife refuges and game management areas adjacent to agricultural lands. 

 

The poten�al impacts of climate change, along with increased demand for residen�al units, will con�nue to 
result in habitat loss for elk and other big game within the county.  Policies encouraging the use of appropriate 
landscaping and fencing materials should be considered in order to minimize damage from game whose 
interac�ons with agricultural lands, both larger for-pro�t facili�es and small family gardens and farms, may 
become more commonplace over the next 20 years. 

 

CANNABIS AND INDUSTRIAL HEMP 

Cannabis 

Medical Marijuana 

In 1998, Oregon voters approved the use of marijuana for medical purposes although ballot measures to allow 
retail sales of medical marijuana were rou�nely turned down by voters.  Beginning October 1, 2015, following 
passage of Ballot Measure 91, adults 21 and older were able to purchase a quarter ounce of marijuana from 
par�cipa�ng medical marijuana dispensaries.  The Oregon Medical Marijuana Program Sta�s�cal Snapshot 
January, 2020 lists 65 growers with a total of 61 dis�nct grow sites within all of Clatsop County. Because the 
OHA data does not break out records by address, some of these grow sites may be located within 
incorporated areas of the county. There are no medical dispensaries or medical processing sites in Clatsop 
County. Medicinal cannabis is currently administered by the Oregon Health Authority (OHA).   

 

Recrea�onal Marijuana 

Ballot Measure 91, approved by Oregon voters in 2014, legalized the recrea�onal use of marijuana. Adults age 
21 and older are permi�ed to purchase up to one ounce of marijuana, 16 ounces of marijuana products in 
solid form and up to 72 ounces of marijuana 
products in liquid form. Recrea�onal 
cannabis is overseen by Oregon Liquor 
Control Commission (OLCC).  Per informa�on 
from the OLCC, as of February 10, 2020, 
there are 10 licensed recrea�onal producers 
and 17 licenses recrea�onal retailers in all of 
Clatsop County.  The licensing recorded do 
not list addresses, so these totals may 
contain loca�ons that are within 
incorporated areas of the county.  

 

Industrial Hemp (Information from Oregon State 

University Extension Service) 
Industrial hemp was grown as a commodity 
�ber crop in the United States from the mid-
18th century un�l the mid-1930s. Cannabis 
sa�va, or industrial hemp was banned and 
was considered an illegal crop in the United 
States for several decades. 
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In Oregon, the state Department of Agriculture established a statewide hemp program in 2015. The 2018 
Federal Farm Bill decriminalized the cul�va�on of industrial hemp and designated the USDA Agricultural 
Market Service to develop regula�ons regarding hemp produc�on. As of February 2020, the guidelines for 
legal industrial hemp cul�va�on have not yet been �nalized. 

 

The various economic products of Cannabis sa�va include: 

• �ber hemp 

• oilseed hemp 

• hemp products for medicinal markets 

• hemp products for recrea�onal markets 

 

Fiber and oilseed hemp are collec�vely known as industrial hemp. As of February 2020, the State of Oregon 
was s�ll wai�ng for the U.S. Department of Agriculture to approve its State Hemp Plan.  Because of the 
discrepancies between state and federal rules regarding cannabis transac�ons between the public, growers, 
processors and sellers of cannabis products are typically conducted on a cash-only basis, as many �nancial 
ins�tu�ons are concerned about viola�ng federal laws. While the number of retailers, producers and 
processors is limited within Clatsop County, there is likely an unknown trickle down e�ect on the economy 
related to this economic disconnect.  

 

Both cannabis and hemp are considered farm crops in Clatsop County and are thus permi�ed to be grown 
anywhere where farm use is permi�ed.  In 2018, Clatsop County adopted Ordinance 18-05, which established 
�me, place and manner regula�ons associated with the produc�on, processing, sale and tes�ng of cannabis. 

 

 

 

 

1

Page 101Agenda Item # 5.



Page:6
Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:27:58
In other areas we are getting a lot of feedback on conflicts between nearby residential uses and grow operations and CBD processing operations.  Has Clatsop experienced these types of 
conflicts yet? 
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GOAL, OBJECTIVES AND POLICIES 

GOAL: TO PRESERVE AND MAINTAIN AGRICULTURAL LANDS. 

OBJECTIVE 1:  Preserve agricultural land for the valuable role it plays in providing food and health needs 

for all Oregonians. 

Policy A:  Clatsop County shall encourage agricultural activities by preserving and maintaining 

agricultural lands through the use of the Exclusive Farm Use zone consistent with ORS 215 

and OAR 660 Division 33. 

Policy B: The County shall encourage and support increased residential densities within incorporated 

areas and urban growth boundaries. 

Policy C:  The County shall work with state agencies and legislators to: 

• explore the possibility of allowing residential units on resource-zoned parcels that do 

not meet the minimum required lot size 

• revise income resources required in order to construct a single-family dwelling on 

resource land 

• allow temporary housing on resource lands in order to allow farmers to establish the 

income level required for permanent housing. 

Policy D: Clatsop County should avoid converting agricultural lands to urban uses, or other non-farm 

uses, through the use of EFU zones, limitations on non-farm uses, minimum lot sizes and 

dwelling approval standards. 

OBJECTIVE 2:  Support and enhance the viability of small farming operations. 

Policy A: Explore ways in which right-to-farm protections can be applied to farming operations 

outside of resource zones. 

Policy B: Continue to support and promote agri-tourism events and opportunities on smaller farm 

facilities outside of resource zones. 

Policy C: The County shall encourage the creation of small specialty and artisan farms. 

Policy D: The County shall support agricultural diversity and discourage agricultural monocultures. 

Policy E: The County shall examine the viability of allowing accessory dwelling units (ADUs) within 

Residential Agriculture zones. 

OBJECTIVE 3: Encourage irrigation, drainage and flood control projects that benefit agricultural use with 

minimum environmental degradation in accordance with existing state and federal 

regulations. 

Policy A: The County shall engage with state agencies, local non-profit agencies and individual 

property owners to monitor flooding and sea level rise in relation to agricultural activities. 

1
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Page:7
Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:35:04
These are all fairly significant legislative asks that would likely be very contentious.  Is the county committing to pursuing a legislative agenda/advocacy work by incorporating these 
concepts as policy objectives its comp plan?  Depending on the actual proposal, there is a possibility DLCD could determine to oppose some of these concepts.

Number: 2  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:47:27
RTF applies to farm vehicles and animal transport on public roads.  This policy appears to apply to exception lands and UUCs?  How does this relate to goal3/agricultural lands?  Increasing 
visibility of RTF laws?    

Number: 3  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:39:16
This appears to be a policy directed to uses on exception lands.  Im not sure the goal 3 element is the apporpriate place for that objective unless it is intended to encourage agri-tourism 
related activities into more urbanized areas in order to minimize conflicts with agricultural operations.

Number: 4  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 14:28:44
What does that look like?

Number: 5  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:48:24
Is this an exception area?  If so how does this relate to Goal 3 Agricultural Lands? 
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Policy B: The County shall explore funding sources for dike repair and maintenance and for the 

restoration of wetlands. 

OBJECTIVE 4:  Provide maximum protection to agricultural activities by minimizing activities, particularly 

residential, that conflict with such use.   

Policy A: Whenever possible planning goals, policies and regulations should be interpreted in favor of 

agricultural activities.   

Policy B: The County shall continue to monitor cannabis production and processing activities within 

the unincorporated county areas to ensure that conflicts with other agricultural uses are 

not created or exacerbated. 

Policy C: The County should prohibit, whenever possible, expansion of urban growth boundaries on 

high-value farmlands. 

Policy D: The County shall consider allowing solar and wind energy facilities on low-value farmland. 

OBJECTIVE 5:  Support agricultural best practices and locally-adapted sustainable agricultural 

techniques. 

Policy A: The County shall promote policies that encourage consumption of local farm products to 

reduce greenhouse gas emissions associated with the transportation of crops and products. 

Policy B: The County shall support and promote the use of best management practices relating to 

agriculture and reduction of carbon footprints associated with agriculture. 

Policy C: The County shall continue to support and promote the work of the Clatsop County Soil and 

Water Conservation District.  

Policy D: The County shall support the use of agro-ecology and promote sustainable, holistic and 

regenerative approaches to food production. 

Policy E: The County shall discourage non-sustainable practices that damage water, soil, and air 

quality. 

Policy F: The County shall promote the use of locally-appropriate plant species and discourage the 

use of herbicides and pesticides on agricultural lands. 

Policy G: The County shall encourage organic farm practices. 

OBJECTIVE 6:  Reduce or eliminate climate change impacts derived from agricultural activities. 

Policy A: The County shall incorporate objectives and policies into the Comprehensive Plan and its 

implementing ordinances to mitigate or alleviate impacts from climate change. 

Policy B: The County shall continue to promote local farm-to-table and locavore programs that 

reduce costs and emissions produced by transport of foodstuffs. 

1
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Page:8
Number: 1  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:53:38
It is certainly appropriate to ensure that processing activities permitted on agricultural lands, generally, do not conflict with farming practices.  I would suggest caution in promoting one type 
of crop over another. 

Number: 2  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 17:54:32
how defined?

Number: 3  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:03:00
Most of these policy objectives are directed toward specific practices which may be contrary to Oregon's right to farm protections.  Many of these policies are outside of the County's 
regulatory authority.   I would encourage the County to think through how some of these statements might be used in a contentious land use hearing to support positions that are not 
aligned with the states land use program or right to farm protections or ODA/DEQ regulations.  

Number: 4  Author: hfoote  Subject: Comment on Text  Date: 2020-05-13 18:06:34
Might suggest broadening this policy statement to 'encourage the development of a more resilient  local food systems.  Promote implies action.  Or does the County intend a narrow focus 
on
farm-to-table events?  Broader  policies might include encouraging/supporting development of first and last mile facilities like of processing, cold storage, distribution and food hubs.   
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Gail Henrikson

From: connellpc@comcast.net

Sent: Monday, June 15, 2020 1:33 PM

To: Gail Henrikson

Subject: RE: DLCD Comments - Goals 1 and 3

Attachments: AG land Death By 1000 Cuts_2020.pdf

Hi Gail, 
If you haven’t had seen the recent Ag study and policy recommendations by 1000 Friends of OR, I attached it for 
you.  There are good suggestions regarding new definitions, incentives for farmers and more ideas that could be 
included in the Goal 3 draft.  If you’d like any help or ideas, let me know.  The report provides methods for solving 
current ag land preservation conflicts, a bit outside the box. 
 
Carole W. Connell, AICP 
City Planner 
4626 SW Hewett Blvd. 
Portland, OR 97221 
503-297-6660; 971-227-0634 cell 
 
 
 

From: Gail Henrikson <ghenrikson@co.clatsop.or.us>  
Sent: Thursday, June 11, 2020 1:50 PM 
To: Gail Henrikson <ghenrikson@co.clatsop.or.us> 
Cc: Julia Decker <JDecker@co.clatsop.or.us>; Ian Sisson <isisson@co.clatsop.or.us>; Victoria Sage 
<vsage@co.clatsop.or.us> 
Subject: DLCD Comments - Goals 1 and 3 
 
Good afternoon, everyone. 
 
During our hiatus, staff prepared revisions to Goals 1-4, based upon input gathered during the various citizen advisory 
committee meetings in 2019.  Those revisions were forwarded to the Department of Land Conservation and 
Development (DLCD) back in April.  To date, we have received comments back from DLCD on Goals 1 and 3.  (I 
mistakenly told the Southwest Coastal CAC yesterday that we had received comments on Goal 2 as well, but we have 
not yet received that feedback). 
 
The DLCD comments are attached for your review.  Additionally, the comments will be posted on the County website 
(scroll down to Supporting Documents) later today. You can read DLCD’s comments by double-clicking on the “sticky 
notes” in the documents.  
 
Comments and feedback are encouraged and welcome.  Want to send us comments? 

 Phone: 503-325-9611 

 Fax: 503-338-3606 

 Email: comdev@co.clatosp.or.us 

 Snail mail: 800 Exchange Street, Suite 100, Astoria, OR 97103 
 
There is no deadline for input.  Please forward to any and all that might be interested.  And please always feel free to 
contact me if you have any questions. 
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Oregon’s Statewide Planning Goals & Guidelines

GOAL 3: AGRICULTURAL LANDS

OAR 660-015-0000(3)

To preserve and maintain agricultural
lands.

Agricultural lands shall be
preserved and maintained for farm use,
consistent with existing and future
needs for agricultural products, forest
and open space and with the state's
agricultural land use policy expressed in
ORS 215.243 and 215.700.

USES
Counties may authorize farm

uses and those nonfarm uses defined
by commission rule that will not have
significant adverse effects on accepted
farm or forest practices.

IMPLEMENTATION
Zoning applied to agricultural

land shall limit uses which can have
significant adverse effects on
agricultural and forest land, farm and
forest uses or accepted farming or forest
practices.

Counties shall establish minimum
sizes for new lots or parcels in each
agricultural land designation. The
minimum parcel size established for
farm uses in farmland zones shall be
consistent with applicable statutes. If a
county proposes a minimum lot or
parcel size less than 80 acres, or 160
acres for rangeland, the minimum shall
be appropriate to maintain the existing
commercial agricultural enterprise within
the area and meet the requirements of
ORS 215.243.

Counties authorized by
ORS 215.316 may designate

agricultural land as marginal land and
allow those uses and land divisions on
the designated marginal land as allowed
by law.

LCDC shall review and approve
plan designations and revisions to land
use regulations in the manner provided
by ORS Chapter 197.

DEFINITIONS
Agricultural Land -- in western

Oregon is land of predominantly Class I,
II, III and IV soils and in eastern Oregon
is land of predominantly Class I, II, III,
IV, V and VI soils as identified in the Soil
Capability Classification System of the
United States Soil Conservation
Service, and other lands which are
suitable for farm use taking into
consideration soil fertility, suitability for
grazing, climatic conditions, existing and
future availability of water for farm
irrigation purposes, existing land-use
patterns, technological and energy
inputs required, or accepted farming
practices. Lands in other classes which
are necessary to permit farm practices
to be undertaken on adjacent or nearby
lands, shall be included as agricultural
land in any event.

More detailed soil data to define
agricultural land may be utilized by local
governments if such data permits
achievement of this goal.

Agricultural land does not include
land within acknowledged urban growth
boundaries or land within acknowledged
exceptions to Goals 3 or 4.
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Farm Use -- is as set forth in
ORS 215.203.

High-Value Farmlands -- are
areas of agricultural land defined by
statute and Commission rule.

GUIDELINES

A. PLANNING
1. Urban growth should be separated
from agricultural lands by buffer or
transitional areas of open space.
2. Plans providing for the preservation
and maintenance of farm land for farm
use, should consider as a major
determinant the carrying capacity of the
air, land and water resources of the
planning area. The land conservation
and development actions provided for
by such plans should not exceed the
carrying capacity of such resources.

B. IMPLEMENTATION
1. Non-farm uses permitted within farm
use zones under ORS 215.213(2) and
(3) and 215.283(2) and (3) should be
minimized to allow for maximum
agricultural productivity.
2. Extension of services, such as sewer
and water supplies into rural areas
should be appropriate for the needs of
agriculture, farm use and non-farm uses
established under ORS 215.213 and
215.283.
3. Services that need to pass through
agricultural lands should not be
connected with any use that is not
allowed under ORS 215.203, 215.213,
and 215.283, should not be assessed as
part of the farm unit and should be
limited in capacity to serve specific
service areas and identified needs.
4. Forest and open space uses should
be permitted on agricultural land that is
being preserved for future agricultural

growth. The interchange of such lands
should not be subject to tax penalties.
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Clatsop County 
Community Development – Planning 
 

 
 

800 Exchange St., Suite 100 
Astoria, OR 97103 

(503) 325-8611 phone 
(503) 338-3606 fax 

www.co.clatsop.or.us 

TO:  Clatsop County Planning Commission Members 
 
FROM:  Gail Henrikson, Community Development Director 
 
DATE:  October 2, 2020 
 
RE:  SPECIAL PROJECT STATUS UPDATES 
 
NOTE: New updates highlighted in yellow. 
 
Clatsop Plains Elk 

• The Declaration of Cooperation is tentatively schedule for Board of Commissioner review on 
November 4, 2020. 

 
Short-Term Rentals 

• Upcoming meeting dates: 
o Arch Cape: October 14, 2020, 9AM (GoTo Webinar) 
o Clatsop Plains: October 30, 2020, 9AM (GoTo Webinar) 
o Falcon Cove Beach: November 13, 2020, 9AM (GoTo Webinar) 

 
Strategic Plan 

• Focus area groups have been meeting to identify and preliminarily prioritize issues to 
recommend to the Board of Commissioners.  The focus groups consist of: 

o Infrastructure (Commissioner Thompson) 
o Economic Development (Commissioner Kujala) 
o Environmental Quality (Commissioner Wev) 
o Social Services (Commissioner Nebeker) 
o Governance (Commissioner Sullivan) 

 
TGM Grant (2019) – Tsunami Evacuation Facilities Improvement Plan 

• Consultant selected – July 2020 

• Negotiating final scope of work and budget 
 
Childcare Code Barriers Project (DLCD) 

• The purpose of the project is to identify barriers to residential and commercial childcare 
facilities in the development codes of selected local jurisdictions in Oregon 

• Clatsop County is the only county selected, other jurisdictions are all incorporated cities 

• MOU signed May 2020 

• DLCD in process of reviewing county codes to identify areas where county code is not 
coordinated with ORS; final evaluation from DLCD due August/September 2020 

• County to prepare any needed code amendments after that 
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Special Projects Status Report 
October 2, 2020 
Page 2 
 

For project information and updates, visit us on the web! 
www.co.clatsop.or.us/landuse/page/comprehensive-plan-update 

www.facebook.com/ClatsopCD 

• Project to be completed in January 2020 
 
Code Consolidation and Modernization 

• BOC Work Session held August 4, 2020.Under review by County Counsel 
 
Resiliency Project 

• BOC Work Session scheduled for October 6, 2020, 12:00 PM. 
 
COVID-19 Housing Recommendations 

• Recommendations made by the Planning Commission on July 14, 2020 

• Recommendations presented to the Board of Commissioners at a work session on August 12, 
2020 

• No action was taken or direction provided by the Board regarding the recommendations. 

• The County Manager stated that staff would meet to determine next steps and schedule the 
item for another Board work session. 

• Community Development staff met with the County Manager and Assistant County Manager on 
August 24 to discuss next steps in the process.  The next step would be to schedule a joint 
session with the Board of Commissioners and the Planning Commission.  However, based upon 
the Board’s on-going work to develop the strategic plan, and the work to be completed in the 
five focus areas, the earliest this joint session might occur would be October 2020. 
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PROJECT STATUS REPORT – OCTOBER 2020 
PERMIT # PROJECT 

NAME 
LOCATION DESCRIPTION PC 

MEETING 
DATE 

PC 
DECISION 

BOC 
MEETING 

DATES 

BOC 
DECISION 

STATUS EXPIRATION 
DATE* 

20170352 
Arch Cape 

Deli 

T4N, 
R10W, 
Section 

30BB, Tax 
Lots 00601 
and 00605,  

 
 79330 

Hwy 101 

Conditional use 
permit to construct 

and operate a 
restaurant/grocery 
store/flex space 
with a manager’s 

living quarters 

11-14-17 

APPROVED 
WITH 

CONDITIONS 
7-0 

N/A N/A 

No 
development 

permits or 
building 

permits issued 
ONE YEAR 
EXTENSION 
APPROVED 

11-14-19 

11-27-20 

20180204 
James 
Neikes 

T8N, R9W, 
Section 

19AD, Tax 
Lot 01800 

 
35399 Hwy 

101 
Business 

Conditional use 
permit to expand a 

single, existing 
conditional use 

(3,600 square-foot 
mini-storage), to a 

mixed use to 
include a 900-

square-foot 
residential 
component 

7-10-18 

APPROVED 
WITH 

CONDITIONS 
4-0 

N/A N/A COMPLETED N/A 

20190305 
McVay 
Livery 

T8N, 
R06W, 
SEC. 
36CA, 

TL00300 
49215 

HIGHWAY 
30 

Conditional use 
request to change 

the use of an 
existing walk-

up/drive-through 
eating and drinking 
establishment to a 

mixed-use 
residential and 

commercial 
establishment. 

7-26-19 
 
 

8-13-19 

CONTINUED 
TO  

8-13-19 
MEETING 

 
APPROVED 

WITH 
CONDITIONS 

6-0 

N/A N/A 

Site plan 
approved. 
Building 

permits not yet 
applied for. 
Building for 
sale; recent 

damage from 
auto collision 

8-25-21 
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PROJECT STATUS REPORT – OCTOBER 2020 
PERMIT # PROJECT 

NAME 
LOCATION DESCRIPTION PC 

MEETING 
DATE 

PC 
DECISION 

BOC 
MEETING 

DATES 

BOC 
DECISION 

STATUS EXPIRATION 
DATE* 

20190512 
20190513 

Benesch / 
Horton 

Trucking 

34850 
HIGHWAY 

101 
BUSINESS 

 
T8N, R09, 

SEC. 
30AC, 

TL02101 

Similar use request 
to determine 
“commercial 

trucking” use is 
similar to other 

uses in the Type II 
conditional use 
category in the 

RCC zone 

12-10-19 

APPROVED 
WITH 

CONDITIONS 
4-0 

1-8-20 
AFFIRM PC 
DECISION 

Under 
construction 

 
1-8-22 

20-
000031 

Kinney 
Watchman 
Quarters 

42852 OLD 
HIGHWAY 

30 
 

T8N, 
R07W, 

SEC. 20B, 
TL02100 

Conditional use 
request to 

establish a night 
watchman’s 

dwelling, 
accessory to an 

existing mixed-use 
construction / 

excavation 
equipment storage 
and trucking yard. 

3-10-20 

APPROVED 
WITH 

CONDITIONS 
5-0 

N/A N/A 

Building 
permit issued 

6-24-20 
 

3-10-22 

20-
000088 

Code 
Consolidation 

N/A 

Consolidation 
of  the Land and 

Water 
Development and 

Use Ordinance 
and the Clatsop 

County Standards 
Document 

6-9-20 APPROVED 
8-4-20 

(WORK 
SESSION) 

 
Under review 

by County 
Counsel 

N/A 
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PROJECT STATUS REPORT – OCTOBER 2020 
PERMIT # PROJECT 

NAME 
LOCATION DESCRIPTION PC 

MEETING 
DATE 

PC 
DECISION 

BOC 
MEETING 

DATES 

BOC 
DECISION 

STATUS EXPIRATION 
DATE* 

20-
000568 

WPD 
Meteorolog-
ical Tower 

T8N, 
R06W, 
TL3100 

Construct 196-foot-
tall test 

meteorological 
tower 

10-13-20      

*Expiration date for projects that are not completed or substantially completed 
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