Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT
BUILDING, PLANNING & ON-SITE SANITATION SECTIONS

1510 — B Third Street
Tillamook, Oregon 97141
www.tillamookcounty.gov
503-842-3408

Land of Cheese, Trees and Ocean Breeze

CONDITIONAL USE REVIEW REQUEST #851-25-000275-PLNG:
URBAN PATTERS/1985 BAYOCEAN, LLC

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER:
ORS 215 REQUIRES THAT IF YOU RECEIVE THIS NOTICE,
IT MUST BE PROMPTLY FORWARDED TO THE PURCHASER

NOTICE OF ADMINISTRATIVE REVIEW
Date of Notice: July 28, 2025

Notice is hereby given that the Tillamook County Department of Community Development is considering the following:

#851-25-000275-PLNG: A Conditional Use request for the addition of a waterfront restaurant and shellfish retail use, on a
property current improved with an existing oyster processing facility and residence. The subject property is located west of
the City of Tillamook, located at 1985 Bayocean Road, a County road, and designated as Tax Lot 200 in Section 22DA of
Township 1 South, Range 10 West of the Willamette Meridian, Tillamook County, Oregon. The property is zoned Water
Dependent Development (WDD) and Estuary Conservation One (EC1). The applicant is Urban Patterns. The property owner
is 1985 Bayocean, LLC.

Written comments received by the Department of Community Development prior to 4:00p.m. on August 11, 2025, will be
considered in rendering a decision. Comments should address the criteria upon which the Department must base its decision.
A decision will be rendered no sooner than the next business day, August 12, 2025.

Notice of the application, a map of the subject area, and the applicable criteria have been mailed to all property owners
within 250 feet of the exterior boundaries of the subject parcel for which an application has been made and other appropriate
agencies at least 14 days prior to this Department rendering a decision on the request.

A copy of the application, along with a map of the request area and the applicable criteria for review are available for
inspection on the Tillamook County Department of Community Development website:
https://www.tillamookcounty.gov/commdev/landuseapps and is also available for inspection at the Department of
Community Development office located at 1510-B Third Street, Tillamook, Oregon 97141.

If you have any questions about this application, please call the Department of Community Development at 503-842-3408
or email comments to Sarah Thompson, Office Specialist 2, at Sarah.thompson @tillamookcounty.gov.

Sincerely,
/}/LIM/J« ” vl
Melissa Jenick, Senior Planner, CFM

Sarah Absher, Director, CFM

Enc. Applicable Ordinance Criteria, Maps
#851-25-000275-PLNG — URBAN PATTERNS/1985 BAYOCEAN 1



REVIEW CRITERIA

TCLUO ARTICLE VI:

SECTION 6.040: REVIEW CRITERIA

Any CONDITIONAL USE authorized according to this Article shall be subject to the following criteria, where
applicable:

(1) The use is listed as a CONDITIONAL USE in the underlying zone, or in an applicable overlying zone.
(2) The use is consistent with the applicable goals and policies of the Comprehensive Plan.

(3) The parcel is suitable for the proposed use considering its size, shape, location, topography, existence of
improvements and natural features.

(4) 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 zone.

(5) The proposed use will not have detrimental effect on existing solar energy systems, wind energy conversion
systems or wind mills.

(6) The proposed use is timely, considering the adequacy of public facilities and services existing or planned for
the area affected by the use

#851-25-000275-PLNG — URBAN PATTERNS/1985 BAYOCEAN
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Tillamook County
2024 Real Property Assessment Report
Account 169873

Map 181022DA00200 Tax Status Assessable
Code -Tax ID 0912 - 169873 Account Status Active
Subtype NORMAL
Legal Descr See Record
Mailing 1885 BAYOCEAN, LLC Deed Reference # 2022-1260
PO BOX 3228 : 7.
PORTLAND OR 97208 Sales Date/Price 02-07-2022 /%0
Appraiser KARI| FLEISHER
Property Class 201 MA SA NH
RMV Class 201 07 01 102
Site Siftus Address City
1985 BAYOCEAN RD COUNTY
Value Summary
Code Area RMV MAV AV RMV Exception CPR %
0912 Land 363,750 Land 0
Impr 279,260 Impr 0]
Code Area Total 643,010 194,050 194,050 0
Grand Total 643,010 194,050 194,050 0
Land Breakdown
Code Plan Trend
Area ID# RFPD Ex Zone Value Source % Size Land Class Trended RMV
0912 1 WDD  Commercial Site 100 1.02 AC 353,750
08D - AVERAGE 100 10,000
Code Area Total 1.02 AC 363,750
Improvement Breakdown
Code Year Stat Trend
Area ID# Built Class Description % Total Sgft Ex% MS Acct Trended RMV
0912 4 1940 443 Retail Store - Multi-Use 110 6,984 279,260

Code Area Total 6,984 279,260

Exemptions / Special Assessments / Notations

Code Area 0912

Special Assessments Amount Year Used
= SOLID WASTE 12.00 2024
Notations

8 ACT OF GOD RMV & MAV ADJUSTED 308,146 ADDED 2010

Comments 9/7/07 Corrected acreage per cartographer. KF 9/11/07 Reappraised RMV for 2007. KF 4/15/10 Large machine
sheds and garages were destroyed during windstorm of 2007. Adjusted RMV/MAY o reflect. KF 11/14/11
Commercial stat class conversion to 476. KF

7/26/2025 3:58 PM Page 1 of 1
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EXHIBIT B



Dacusign Envelope |D: 0DBBED4A-9CCA-4002-8866-2B8DEE4D63F2

1510-B Third Street. Tillamook,
www.co.tillamook.or.us

Tillamook County Department of Community Development
Tel: 503-842-3408

OR 97141 /

PLANNING APPLICATION

Applicant O (Check Box if Same as Property Owner)

Name: Urban Patterns

Phone: (503) 893-2031

Address: 1432 E Burnside St.

City: Portland

State: OR

Zip: 97214

Email: info@urbanpatterns.com

Property Owner
Name: 1985 Bayocean, LLC

Phone: (503) 236-1978

Address: PO BOX 3228

City: Portland

State:OR

Zip: 97208

Email: todd@ewcorp.net

Fax: 503-842-1819

OFFICE USE ONLY

Date Stamp

RECEIVED
MAY 2 0 2025

CApproved [Denied

Received by:

Receipt #:

Fees:

Permit No:

851-25 - (TP -PLNG

Request: Alteration of (2) bathrooms for accessibility, structural upgrades, replacement of windows and doors, installation of equipment in commercial

kitchen with bar and cold storage, alteration of retail space, alteration of second floor residence to include two kitchens,

addition of outdoor seating on north patio and yard.

Type |l

Type llI

Type IV

O Farm/Forest Review

[0 Detailed Hazard Report

O

Ordinance Amendment

Conditional Use Review [ Conditional Use (As deemed [ Large-Scale Zoning Map
[ variance by Director) Amendment
[0 Exception to Resource or Riparian Setback ~ [J Ordinance Amendment [J Plan and/or Code Text
O Nonconforming Review (Major or Minor) O Map Amendment Amendment
[0 Development Permit Review for Estuary [J Goal Exception
Development [0 Nonconforming Review (As
O Non-farm dwelling in Farm Zone deemed by Director)
[ Foredune Grading Permit Review [ variance (As deemed by
0 Neskowin Coastal Hazards Area Director)
Location:
Site Address: 1985 Bayocean Road
Map Number: 1S 10W 22DA 200
Township Range Section Tax Lot(s)

Clerk’s Instrument #:

Authorization

This permit application does not assure permit approval. The applicant and/or property owner shall be responsible for
obtaining any other necessary federal, state, and local permits. The applicant verifies that the information submitted is

con&ng;%hgd%yrate, and consistent with other information submitted with this application.

5/20/2025

Date

5/20/2025

Date

| Land Use Application

Rev. 6/9/23




1985 Bayocean Road

Conditional Use - Project Narrative
Updated: May 15™, 2025

Summary:

The purpose of this land use application is to request conditional use for a waterfront
restaurant and shellfish retail outlet. As the site of the former Tillamook Oyster Company,
the structure was designed for water-related uses such as shellfish processing, which was -
significant enough for the County to list it as one of the few Estuary and Water-Dependent
Development Sites for which Goal 16 exceptions are included in the Tillamook Codnty
Comprehensive Plan Goal 9, (5.5). Today, the site has important potential to contribute to
the local seafood economy as a waterfront restaurant and shellfish retail outlet.

e Site:
o 1985 Bayocean NW
o Nextto Memaloose Boat Launch
o 1.02acres
e Existing use of the site:
o Oyster processing, docks, residence
¢ Proposed use of the site:
o Waterfront restaurant, outdoor and indoor dining, shellfish retail, oyster
processing, docks, residence '
e Proposed Project:
o SitePlan & Scope:
= All existing structures to remain. No additions or new buildings are
proposed.
* New parking area, accessible path to retail entry from parking,
addition of small cover for grilling, outdoor seating (furniture)
" Firstfloor: '
¢ Existing residence entry, renovation to include retail (value-add
products, fresh seafood, grab & go), commercial kitchen, cold
and frozen storage, ADA restrooms, and dining room with bar
and front kitchen. '
e Selective replacement of doors and windows.
e (2} new door openings
* Secondfloor: | _
¢ Existing residence, adding a kitchen to this floor to maintain
residence



As the former Tillamook Oyster Company, the structure was designed to rely on
water-related uses such as seafood processing. The proposed use as a waterfront
restaurantis an active part of the local seafood supply network, continuing to
encourage water-related uses and preserve the character and uses of the
surrounding area. There would be no substantial limits or impairments of water-
dependent development activities, as these activities would be a welcome and
integral part of the character and identity of the restaurant. With around 75 visitors
expected throughout the day, there would be minimal impact to the surrounding

area.

(5) The proposed use will not have detrimental effect on existing solar energy systems,
wind energy conversion systems or windmills.

No, there are no existing solar energy systems, wind energy systems, or windmills
within the vicinity of the subject property.

(6) The proposed use is timely, considering the adequacy of public facilities and services
existing or planned for the area affected by the use.

Yes, there are adequate existing public facilities and services for the proposed use.
Bayocean Rd and its only supplemental Highway (OR131) are both two-way roads
classified as Major Collectors. Oregon Department of Transportation’s most recent
2022 Annual Average Daily Traffic (AADT) counts for OR131 were taken in two
locations, North and South of the Bayocean Rd intersection, measuring 4,701 and
3,995. Bayocean Road is a two-way road classified as a major collector, at 45 mph.
In the pre-application meeting for this application, Director Laity commented that
the traffic counts should be adequate.

AADT 2 VT T | I -
- 1.5000 ™1 i
- 5,001-10,000
10,001-25,000
8 25,001-50,000 >§=\%
@ 50,001+ 22,’
%‘ (&

W No Data . /@

Images from Oregon Department of Transportation — Oregon Traffic Monitoring System (OTMS) Interactive Map
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Copyright & 2023 Urban Patterns Architecture:

SMB2025 21017 PM

GENERAL NOTES - SITE PLAN

A, SITE PLAN KEYNOTES APPLY TO SHEET A051.
B.  GRAVELFILL TO BE CLEAN, 1/4" MINUS FROM MOHLER SAND AND GRAVEL OR
EQUIVILANT,

LOCATION OF UTILITIES SHOWN FOR REFERENCE ONLY. CONTRACTOR TO
VERIFY ALL UTILITY LOCATIONS PRIOR TO DEMOLITION AND/OR
CONSTRUCTION.

NORTH ARROW SHOWN ON SITE PLAN IS TRUE NORTH,

LEGEND - SITE PLAN

EXISTING STRUCTURE TO BE DEMCLISHED,
SEE DEMO PLAN
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NEW STRUCTURE
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Capyright ® 2023 Urban Patlerns Architectre

GENERAL NOTES - SITE PLAN
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