TILLAMOOK COUNTY PLANNING COMMISSION

LOCATION
Port of Tillamook Bay Conference Center
4000 Blimp Boulevard, Tillamook, OR 97141

HEARING DATE
May 9, 2024- BEGINNING AT 7:00P.M.

VIRTUAL & TELECONFERENCE MEETING INFORMATION
For teleconference access the evening of the hearing, please call 971-254-3149. Conference I1D: 887 242 77#.  Virtual
Meeting Access: https://www.tillamookcounty.gov/commdev. Click on Virtual Teams Link. *Microsoft Teams Meeting
Format.

.  CALL TO ORDER
II.  ROLLCALL
[ll.  OLD BUSINESS:
#851-23-000525-PLNG: Request for Conditional Use approval for development of a 6-site* recreational
campground on a property zoned Rural Residential 2-Acre (RR-2) located north of the City of Garibaldi. The

subject property is accessed via Miami Foley Road, a County road, and designated as Tax Lot 1300 of Section
25, Township 2 North, Range 10 West of the Willamette Meridian, Tillamook County, Oregon.

*Clarification: Applicants original proposal was a 10-site recreational campground. Applicants have revised
their proposal to reduce the number of sites to a total of 6-sites.

IV.  NEW BUSINESS:

#851-24-000126-PLNG: Request for expansion of an established emergency crisis and outreach center (Helping
Hands) approved as Conditional Use request #851-15-000379-PLNG. Located at 6505 Headquarters Street, in
the Port of Tillamook Bay Industrial Park, the subject property is located south of the City of Tillamook and
designated as Tax Lot 800 in Section 4 of Township 2 South, Range 9 West of the Willamette Meridian, Tillamook
County, Oregon. The subject property is zoned General Industrial (M-1). The applicant and owner are Helping
Hands Re-Entry Outreach Centers.

V. AUTHORIZATION FOR CHAIR TO SIGN APPROPRIATE ORDERS, IF NECESSARY

VI. ADMINISTRATIVE DECISIONS: Administrative Decisions are available for public review on the Tillamook
County Department of Community Development website: https://www.co.tillamook.or.us/commdev/landuseapps

VII. HOUSING COMMISSION UPDATE
Vill.  DEPARTMENT OF COMMUNITY DEVELOPMENT REPORT
IX. ADJOURNMENT
The Port of Tillamook Bay Conference Center is accessible to citizens with disabilities. If special accommodations
are needed for persons with hearing, visual, or manual impairments that wish to participate in the meeting, please

contact 1-800-488-8280x3423 at least 24 hours prior to the meeting in order that appropriate communications
assistance can be arranged.


https://www.tillamookcounty.gov/commdev
https://www.co.tillamook.or.us/commdev/landuseapps

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

MEMO

Date: May 2, 2024

To: Tillamook County Planning Commission

From: Melissa Jenck, CFM, Senior Planner

Subiject: May 9, 2024, Planning Commission Hearing — O’Connor Campground Conditional Use

#851-23-000525-PLNG

The hearing on May 9, 2024, is a continuation of the initial hearing on April 11, 2024, for this request. The request
was not heard at the April 11, 2024, meeting.

Included in this packet is a copy of the staff report and related materials regarding Conditional Use application
#851-23-000525-PLNG. Applicant is requesting to develop a recreational campground consisting of 6 sites on
Rural Residential 2-Acre zoned property. The subject properties are accessed via Miami Foley Road, a County road,
and is designated as Tax Lot 1300 of Section 25, Township 2 North, Range 10 West of the Willamette Meridian,
Tillamook County, Oregon.

Applicants’ original proposal was for a ten (10) site recreational campground. The Applicant has revised their initial
request and is now proposing six (6) total sites. The attached Staff Report and findings are with acknowledgement
of this reduction of the proposed number of sites.

Agency comments were received from the Oregon Department of Fish and Wildlife (ODFW), County Public
Works, Garibaldi Fire District, Tillamook County Environmental Health and Oregon Department of State Lands
(DSL) and are included in “‘Exhibit C’ to the staff report.

Please note that the proposed development is also subject to other rules and regulations administered by other
agencies such as DEQ, the Oregon Health Authority and the Department of Consumer and Business Services,
Building Codes Division, etc. Consideration of the proposed development’s compliance with those regulations
administered by other agencies or departments is outside of the scope of this review, though a land use approval
may be conditioned on Applicant’s compliance with such regulations and their ability to obtain all required permits
from such entities.

If you have any questions about the information received, please do not hesitate to contact me.

Thank You,

Melissa Jenck, CFM, Senior Planner
Melissa.Jenck@tillamookcounty.gov



http://www.tillamookcounty.gov/
mailto:Melissa.Jenck@tillamookcounty.gov

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 REQUEST
#851-23-000525-PLNG: O’'CONNOR CAMPGROUND

Staff Report Date: May 2, 2024
(This is not Building or Placement Permit Approval)

Report Prepared by: Melissa Jenck, Senior Planner, CFM

I. GENERAL INFORMATION:

Request: Request for Conditional Use approval for development of a 6-site* recreational
campground on a property zoned Rural Residential 2-Acre (RR-2) located north
of the City of Garibaldi.

*Clarification: Applicants original proposal was a 10-site recreational
campground. Applicants have revised their proposal to reduce the number of sites
to a total of 6-sites.

Location: The subject property is accessed via Miami Foley Road, a County road, and
designated as Tax Lot 1300 of Section 25, Township 2 North, Range 10 West of
the Willamette Meridian, Tillamook County, Oregon.

Zone: Rural Residential 2-Acre (RR-2)
Applicant: Helen O’Connor, 22800 Miami Foley Rd, Nehalem, OR 97131
Property Owner:  Helen & Thomas O’Connor, 22800 Miami Foley Rd, Nehalem, OR 9731

PROPERTY DESCRIPTION: The subject property encompasses approximately 11.27 acres situated
north of the City of Garibaldi (Exhibit A). Miami Foley Road, a county road, serves as access to the
subject property (Exhibit A). According to County Tax Assessors records and the Applicants materials,
the property is currently improved with a single-family dwelling (Exhibit A).

The subject property is zoned Rural Residential 2-Acre (RR-2) (Exhibit A). The Forest (F) zoned
properties abutting the subject property to the west are privately owned, and State-owned to the south
(Exhibit A). Adjacent RR-2 zoned properties under private ownership abut the subject property to the
north and west, which are generally improved with a residential development (Exhibit A).
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The property is situated in a pocket of zoned Rural Residential 2 Acre (RR-2), with these pockets
broken up by Forest (F), Farm (F-1) and Small-Farm Woodlot (SFW-20) zoned properties (Exhibit A).

The subject property has variable slopes with generally low-sloped and level areas near the easterly
portion of the property, with slopes trending upwards in the westerly portion of parcel (Exhibits A and
B). Development is proposed to be primarily located on the easterly, level portions of the subject
property (Exhibit A). Mapped wetlands and riverine features are present, with two unnamed streams,
one along the northerly property line, and a second along the southerly portions of the subject property
(Exhibit A). Comments from the Department of State Lands (DSL) identifies that the proposed
development does not appear to impact these mapped features (Exhibit C).

The property lies within an area of deep landslide susceptibility, shallow landslide susceptibility, debris
flow fans and rapidly moving landslides as identified by DOGAMI Open File Report O-20-13 (Exhibit
A). The proposed campground would be maintained within the rapidly moving landslides mapped area
(Exhibit A & B). The subject property is not located in a Special Flood Hazard Area (SFHA) (Exhibit
A).

The applicant is proposing the creation of a six (6) site recreational campground on a RR-2 zoned
property. Applicants’ original submittal maintained a proposal for ten (10) sites within the campground,
and has reduced the proposal to six (6). The applicant is also proposing the establishment of a farm
stand.

Il. APPLICABLE ORDINANCE AND COMPREHENSIVE PLAN PROVISIONS:
The desired use is governed through the following Sections of the Tillamook County Land Use
Ordinance (TCLUOQ). The suitability of the proposed use, in light of these requirements and criteria, is
discussed in Sections 11, 1V and V of this report:

STANDARDS: Standards are rules governing the size, dimensions, shape, or orientation of a lot or
parcel, or the placement of buildings or activities thereon. Contained in Section 11 of this report:

TCLUO Section 3.010: Rural Residential 2-Acre (RR-2) Zone

TCLUO Section 5.030: Recreational Campground Standards

TCLUO Section 3.555: Freshwater Wetlands Overlay

TCLUO Section 4.130: Development Requirements for Geologic Hazard Areas
TCLUO Section 4.140: Requirements for Protection of Water Quality and Streambank
Stabilization

F. TCLUO Section 4.160: Protection of Archaeological Sites

moowp

APPROVAL CRITERIA: Any conditional use authorization shall be subject to the following criteria
which may involve the exercise of judgement in implementing established policy. Contained in Section
IV of this report:

A. TCLUO Section 6.040: Review Criteria

Contained in Section V of this report:

TCLUO Section 6.020: Procedures
TCLUO ARTICLE X: Administrative Provisions

I11. ANALYSIS OF STANDARDS:
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A. TCLUO Section 3.010: Rural Residential 2-Acre (RR-2) Zone

(2) USES PERMITTED OUTRIGHT: In the RR zone, the following uses and their accessory uses are
permitted outright, subject to all applicable supplementary regulations contained in this Ordinance.

(9) Roadside stands for produce grown on the premises.

Findings: Applicant has requested the establishment of a farmstand (Exhibit B). Staff find a roadside stand
for the sales of produce grown on the premise is allowed outright use in the RR-2 zone. Staff find a condition
of approval to demonstrate compliance with siting standards in accordance with TCLUO Section 3.010
shall be required at time of a Consolidated Zoning/Building Permit for the establishment of a farm stand.

(3) USES PERMITTED CONDITIONALLY: In the RR zone, the following uses and their accessory uses
are permitted subject to the provisions of Article 6 and the requirements of all other applicable
supplementary regulations contained in this Ordinance.

(u) Parks, recreational campgrounds, primitive campgrounds hunting and fishing preserves, and
other recreational uses and associated facilities, on a contiguous ownership of 10 or more acres.

Findings: The subject property is zoned RR-2 and is approximately 11.27-acres in size (Exhibit A). Staff
find this Conditional Use Review meets the review requirement for the proposal for a recreational
campground. Staff find this standard is met.

(4) STANDARDS: Land divisions and development in the RR-2 and RR-10 zone shall conform to the
following standards, unless more restrictive supplemental regulations apply:
(a) The minimum lot size is two acres for parcels zoned before October 4, 2000.

(f) The minimum front yard shall be 20 feet.

(9) The minimum side yard shall be 5 feet; on the street side of a corner lot, it shall be no less than
15 feet.

(h) The minimum rear yard shall be 20 feet; on a corner lot, it shall be no less than 5 feet.

(i) The maximum building height shall be 35 feet, except on ocean or bay frontage lots, where it
shall be 24 feet. Higher structures may be permitted only according to the provisions of Article 8.

Findings: Applicants site plan indicates a 40-foot setback from the front property line to the first camp site
(Exhibit B). Applicants site plan does not indicate any proposed structures as part of this application
(Exhibit B). Staff finds that these standards can be met through compliance with Conditions of Approval.

B. TCLUO Section 5.030: Recreational Campground Standards
(1) PURPOSE: The purpose of the RECREATIONAL CAMPGROUND STANDARDS is to insure that
each new or enlarged RECREATIONAL CAMPGROUND provides necessary facilities, adequate
lot area, set-back, and other needed requirements for the public safety, health, and general welfare.

A RECREATIONAL CAMPGROUND is a place where four of more recreational vehicles and/or
tents are located on one or more continuous lots, tracts, or parcels of land under a single ownership
for temporary recreational camping. A permanent house, mobile home, manufactured home, or
recreational vehicle for the owner, operator, or manager of the campground is allowed, however
other Sections of the Ordinance pertaining to such use shall apply, including Section 5.010, etc.
Accessory uses that may be permitted include recreational cabins, showers, laundry, a grocery, a
gas pump, and recreation facilities that are designated for the primary purpose of serving the
occupants of the campground. A camper as defined in Article I, shall not be allowed to stay any
longer than six (6) months in any twelve (12) month period.

#851-23-000525-PLNG: O’Connor CUP 3



The standards contained in this Section are minimum standards. Additional standards may be
required where necessary to meet other requirements of this Ordinance, i.e. Floodplain, Geologic
Hazard zone, Riparian Vegetation.

(2) A RECREATIONAL CAMPGROUND shall be built to State standards and shall comply with the
following provisions:
a. A RECREATIONAL CAMPGROUND shall have:
i. Aminimum size of 1 acre or the minimum lot size of the zone, whichever is greater;
ii. A minimum number of 4 sites;

Findings: Applicant states the proposal is for six (6) campsites, to be used for a recreational vehicle or tent
(Exhibit B). The minimum size for the establishment of a campground in the RR-2 is 10-acres or more, as
detailed above in this Staff Report. The subject property is 11.27-acres in size (Exhibit A). Staff find these
standards are met.

iii. A minimum width of space 23 feet or state minimum which ever is greater, for each
site;

iv. Lot depths may vary in size, however maximum unit lengths shall be designated
for each proposed space, and each space shall include enough area for the
required set-backs along with the maximum unit length;

Findings: Applicant states they will comply with these standards (Exhibit B). Staff finds the proposal is
for six (6) campsites for either a recreational vehicle (RV) or a tent (Exhibit B). Staff find these standards
can be met through compliance with conditions of approval.

v. A minimum distance between actual unit location and interior road right-of-way
of 10 feet. Each campsite will have direct access to interior road right-of-way;
vi. And all property lines not abutting an exterior roadway shall be 10 feet. A
minimum distance between actual unit and an exterior roadway shall be 20 feet;
vii. A minimum distance between actual units of 15 feet;
viii. Minimum distance between actual unit and community or service buildings of 10
feet;

Findings: Applicants site plan identifies that proposed sites will be 40-ft from the front property line,
abutting Miami Foley Road, a County road (Exhibit A & B). Applicant states they will comply with the 10-
ft setback of the unit from all interior road rights-of-way, and over 20-ft from exterior roadways. The
applicant described an interior road that would abut and service each proposed campsite (Exhibit B). The
Applicants site plan identifies an existing dwelling on the property, which maintains over a 10-ft separation
(Exhibit B). Staff find these standards can be met through compliance with conditions of approval.

ix. Campground roads shall have a surface width of at least 16 feet with 2 foot
shoulders on each side. All interior park roads shall be surfaced to minimum
County road standards and welldrained. No on-street parking shall be allowed;

Findings: Applicant provides that proposed interior roadways will meet the minimum width and surfacing
requirements (Exhibit B). Applicant has stated parking on-site will be provided for the campground use
(Exhibit B).

Tillamook County Public Works Engineer Brian Olle will require a Road Approach with their Department
for site development, to confirm that the design accommodates a commercial approach and ensure adequate
site distance for entering/exiting of vehicles (Exhibit C). Staff spoke with Jasper Lind, Tillamook County
Public Works, who detailed that construction concerns related to development within the right-of-way of
Miami Foley Road and within areas of Rapidly Moving Landslides as identified on the Hazard Map
contained in ‘Exhibit A” was not to identify that access from the right-of-way could not occur. Mr. Lind
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stated it was based on the uncertainty of such designation in relation to the site, along with that no site visit
to confirm the right-of-way and property frontage was made at such time. Mr. Lind stated that an
opportunity for Public Works to find compliance for access would be satisfied through the Road Approach
review process.

Staff find this standard can be met through compliance with conditions of approval.

X. Walkways not less than three (3) feet wide may be required to be provided from
trailer spaces to community and service buildings. All access roads and walkways
should be well lighted;

xi. All areas not used for spaces, motor vehicle parking, traffic circulation, or service
or community buildings shall be completely and permanently landscaped or
maintain existing natural vegetation. The landscaping shall be maintained in good
condition;

xii. A sight-obscuring fence and/or buffer strip of vegetation may be required on every
side of a RECREATIONAL CAMPGROUND:;.

xiii. Trash cans shall be provided in convenient locations for the use of guests of the
park, and shall be located in such number, and shall be of such capacity, that there
is no uncovered accumulation of trash at any time;

Findings: Applicant provides that walkways will maintain 3-ft minimum width in all areas, with lighting
and drainage sufficient for the site (Exhibit B). Applicant states they will maintain vegetation to ensure
adequate buffer around the campground (Exhibit B). Applicant further states that trash enclosures will be
provided (Exhibit B). Staff find these standards can be met through compliance with conditions of approval.

xiv. All Recreational Vehicles staying in the park shall be assigned to a space. No space
shall have more than one (1) Recreational Vehicle or tent assigned to it, except as
provided in State law;

Findings: Applicant confirms that all spaces will be numbed for one individual recreational vehicle or tent
use (Exhibit B). Staff find this standard is met through compliance with conditions of approval.

xv. Approval of a recreational campground shall not be construed to be an approval
of the building plans for building permit review purposes. All proposed building
construction must meet Uniform Building Code requirements as part of building
permit review;

Findings: Applicable building permit review in accordance with uniform building code requirements will
be required for compliance at time of Consolidated Zoning/Building Permit submittal. Staff find this
standard can be met through compliance with conditions of approval.

xvi. On-site storage areas, for park residents only, may be allowed. If allowed, the
storage area shall be screened or combined landscape and screening with a 6 foot
high sight obscuring fence or hedge along all exterior property lines of the storage
area;

Findings: Applicant has not proposed on-site storage areas for the park at this time (Exhibit B).

xvii. Preliminary plans which contain all the information specified in OAR 333-31-059
shall be submitted to the Planning Department when requesting Conditional Use
approval.

Findings: Applicants’ submission is being reviewed with materials for this Conditional Use request.

Applicant states use of composting toilets and will not be providing a domestic water supply. Applicant
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proposes to maintain access to an interior roadway for all proposed six (6) campsites, with proposed
connection to Miami Foley Road, a County road. Applicant identifies providing trash facilities for
campsites.

xix. The accessory commercial uses such as gas pump, laundry, grocery store and
recreational facilities shall not exceed the requirements of Rural Commercial,
Section 3.020.

Findings: Applicants submittal does not propose any accessory commercial uses (Exhibit B). Staff find
this standard is met (Exhibit B).

xX. New full hook-up parks requiring a community septic/sewer system are permitted
only within adopted unincorporated community boundaries.

Findings: The Applicant details they are proposing the use of composting toilets (Exhibit B). Staff finds
the applicant is not proposing full hook-ups within the proposed campground.

C. TCLUO Section 3.555: Freshwater Wetlands Overlay (FW)
(1) PURPOSE AND AREAS INCLUDED: The purpose of this zone is to protect significant areas
of freshwater wetlands, marshes and swamps from filling, drainage or other alteration which would
destroy or reduce their biological value. Areas included in this zone are:

(b) Notification Wetlands: wetlands shown on the Statewide Wetland Inventory (discussed
in the Goal 5 Element of the Comprehensive Plan).

(2) USES PERMITTED:

(b) Notification Wetlands: wetlands shown on the Statewide Wetland Inventory (discussed
in the Goal 5 Element of the Comprehensive Plan).
(3) STANDARDS: The following standard shall be met in addition to the standards of the
underlying zone.

(b) Development activities, permits, and land-use decisions affecting a Notification
Wetland require notification of the Division of State Lands, and are allowed only upon
compliance with any requirements of that agency. The applicant shall be responsible for
obtaining approval from the Division of State Lands for activities on Notification Wetlands.

Findings: Mapped wetlands are indicated on the Oregon Department of State Lands (DSL) Statewide
Wetlands Inventory (SWI) Map and two streams are present on the property (Exhibit A).

Oregon Department of State Lands responded to the local notification and stated that the proposed
activity/construction does not impact mapped features (Exhibit C). The location of all improvements
including campsites, roads and parking areas will avoid areas of state waters (Exhibit B).

Staff recommend a Condition of Approval that all local, state, and federal permits are obtained and provided
at time of Consolidated Zoning/Building Permit submittal, to confirm the siting of the campsites and
improvements are not in conflict with the mapped wetlands or state waterways on the site.

D. TCLUO Section 4.130: Development Requirements for Geologic Hazard Areas
(2) The following are GEOLOGIC HAZARD AREAS to which the standards of this Section apply:
a) All lands partially or completely within categories of “high” and *“moderate
susceptibility to shallow landslides as mapped in Oregon Department of Geology and
Mineral Industries (DOGAMI) Open File Report O-20-13, Landslide hazard and risk study
of Tillamook County, Oregon;
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b) All lands partially or completely within categories of “high” and “moderate”
susceptibility to deep landslides as mapped in DOGAMI Open File Report O-20- 13,
Landslide hazard and risk study of Tillamook County, Oregon;

c) All lands partially or completely within a ““debris flow fan” as mapped in DOGAMI
Open File Report 0O-20-13, Landslide hazard and risk study of Tillamook County, Oregon;
d) All lands partially or completely within a rapidly moving landslide as mapped in
DOGAMI IMS22, GIS Overview Map of Potential Rapidly Moving Landslide Hazards in
Western Oregon, 2002.

f) Lots or parcels where the average existing slopes are equal to or greater than 19 percent
within or adjacent to hazard risk zones described in 4.130(2)(a) through (d) for any lot or
parcel less than or equal to 20,000 square feet or lots or parcels where the average existing
slopes are equal to or greater than 29 percent within or adjacent to hazard risk zones
described in 4.130(2)(a) through (d) for any lot or parcel greater than 20,000 square feet.

Findings: The property lies within an area of deep landslide susceptibility, shallow landslide susceptibility,
debris flow fans and rapidly moving landslides as identified by DOGAMI Open File Report O-20-13
(Exhibit A). The subject property is 11.27-acres in size.

Staff find the subject property maintains variable slopes, with slopes less than 29% within those areas of
proposed development (Exhibit A). Staff find the subject property would be required to demonstrate
compliance with TCLUO Section 4.130 for development within those areas maintaining a slope greater
than 29% slope at the site of improvement.

Staff find at the time of applying for Consolidated Zoning/Building Permit approval, Applicant will be
required to submit evidence demonstrating compliance with TCLUO 4.130, to include identification of
slopes if they exceed 29% at the site of improvement. Staff recommends that these standards be met through
compliance with Conditions of Approval.

E. TCLUO Section 4.140: Requirements for Protection of Water Quality And Streambank
Stabilization

(1) The following areas of riparian vegetation are defined:
(a) Fifty (50) feet from lakes and reservoirs of one acre or more, estuaries, and the main stems of the
following rivers where the river channel is more than 15 feet in width; Nestucca, Little Nestucca, Three
Rivers, Tillamook, Trask, Wilson, Kilchis, Miami, Nehalem and North and South Fork Nehalem River.
(b) Twenty-five (25) feet from all other rivers and streams where the river or stream channel is
greater than 15 feet in width.
(c) Fifteen (15) feet from all perennial rivers and streams where the river or stream channel is 15 feet
in width or less. For estuaries, all measurements are horizontal and perpendicular from the mean high
water line or the line of non-aquatic vegetation, whichever is most landward. Setbacks for rivers,
streams, and coastal lakes shall be measured horizontal and perpendicular from the ordinary high
water line.

Findings: Mapped wetlands and riverine features are present, with two unnamed streams, one along the
northerly property line, and a second along the southerly portions of the subject property (Exhibits A & B).
Comments were received from the Oregon Department of Fish and Wildlife (ODFW) that states
development should not occur within setbacks of any streams and measures taken to limit impacts to
waterways. ODFW recommends consultation with Oregon Department of State Lands (DSL) for
determination of any wetlands (Exhibit C).

Oregon Department of State Lands responded to the local notification and stated that the proposed

activity/construction does not impact mapped features (Exhibit C). The location of all improvements
including campsites, roads and parking areas will avoid areas of state waters (Exhibit B).
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Staff finds that the standards of TCLUO Section 4.140: Requirements for Protection of Water Quality and
Streambank Stabilization shall be followed for any development. Staff recommends that this requirement
be met through compliance with Conditions of Approval.

F. TCLUO Section 4.160: Protection of Archaeological Sites

(1) The Planning Department shall review building permits and other land use actions that may affect
known ARCHAEOLOGICAL SITES. If it is determined that the proposed action may affect the
integrity of an ARCHAEOLOGICAL SITE, the Planning 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 ARCHAEOLOGICAL 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 archaeological resources uncovered during construction
or excavation shall be preserved intact until a plan for their excavation or reinterment has been
developed by the State.

Findings: The State Historic Preservation Office was notified as part of this application and have not
provided comments at the time of publication of the Staff Report. Staff recommends that as a Condition of
Approval, Applicant be required to obtain all applicable federal, state, and local permits and adhere to
applicable regulations including those required by the State Historic Preservation Office.

IV. ANALYSIS OF CRITERIA:

A. TCLUO Section 6.040: Conditional Use 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.

Findings: The proposed use is listed as a conditional use in the underlying zone (TCLUO 3.010(3)(u)).
Staff finds that this criterion has been met.

(2) The use is consistent with the applicable goals and policies of the Comprehensive Plan.

Findings: The Tillamook County Land Use Ordinance is an implementing document of the Comprehensive
Plan. In the absence of evidence to the contrary, uses allowed conditionally in the Land Use Ordinance are
presumed to be consistent with the Comprehensive Plan.

Staff finds that the Applicant is proposing to develop a campground as it is defined in Ordinance and in
Statute and that campgrounds are a use allowed in RR-2 zone subject to a finding that they also meet the
criteria set forth in Article 6, which are discussed in this report. A brief summary of each goal element in
relation to this request is provided below.

e Tillamook County Comprehensive Plan Goal 1 Element: The Planning Process
Summary: Goal 1 calls for "the opportunity for citizens to be involved in all phases of the planning

process.” It requires each city and county to have a citizen involvement program containing six
components specified in the goal. It also requires local governments to have a committee for citizen
involvement (CCI) to monitor and encourage public participation in planning.

e Tillamook County Comprehensive Plan Goal 2 Element: THE LAND USE PLAN
Summary: Goal 2 outlines the basic procedures of Oregon’s statewide planning program and

describes the development of Tillamook County’s Comprehensive Plan including justification for
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identifying exception areas.

o Tillamook County Comprehensive Plan Goal 3 Element: AGRICULTURAL LANDS
Summary: Goal 3 defines "agricultural lands.” It then requires counties to inventory such lands

and to "preserve and maintain” them through farm zoning. Details on the uses allowed in farm
zones are found in ORS Chapter 215 and in Oregon Administrative Rules, Chapter 660, Division
33.

e Tillamook County Comprehensive Plan Goal 4 Element: FOREST LANDS
Summary: This goal defines forest lands and requires counties to inventory them and adopt policies

and ordinances that will "conserve forest lands for forest uses."

e Tillamook County Comprehensive Plan Goal 5 Element: NATURAL RESOURCES
Summary: The purpose of Goal 5 is to protect natural resources, and conserve scenic and historic

areas and open space. Goal 5 covers more than a dozen natural and cultural resources such as
wildlife habitats and wetlands. It establishes a process for each resource to be inventoried and
evaluated. If a resource or site is found to be significant, a local government has three policy
choices: preserve the resource, allow proposed uses that conflict with it, or strike some sort of a
balance between the resource and the uses that would conflict with it.

e Tillamook County Comprehensive Plan Goal 6 Element: AIR, WATER AND LAND
RESOURCES QUALITY
Summary: This goal requires local comprehensive plans and implementing measures to be
consistent with state and federal regulations on matters such as groundwater pollution and noise
control in Tillamook County.

The proposed development of a 6-site recreational campground does not conflict with the six Tillamook
County Comprehensive Plan goal elements described above. Specifically, the public hearing and prescribed
land use review process is consistent with the goals and policies of the Goal 1 and 2 elements. The subject
property is zoned Rural Residential 2-Acre (RR-2). This area is not identified as agricultural or forest lands
where strict policies are upheld to preserve and protect agricultural land and resource uses. Areas proposed
for development of the 6-site recreational campground are not inventoried in the Goal 5 element of the
Tillamook County Comprehensive Plan.

Findings and policies within the Goal 6 element outlined in Section 4.3 state the Tillamook DEQ office and
Tillamook County Sheriff enforce state noise standards in Tillamook County. Off-road vehicles are noted
as the biggest source of noise complaints in Tillamook County. The policy within this element of the
Comprehensive Plan is that Tillamook County shall continue to support and cooperate with state and federal
programs of noise control.

¢ Tillamook County Comprehensive Plan Goal 7 Element: HAZARDS
Summary: Goal 7 deals with development in places subject to natural hazards such as floods or

landslides. It requires that jurisdictions apply "appropriate safeguards” (floodplain zoning, for
example) when planning for development there. In Tillamook County, the purpose of addressing
hazards is not meant to restrict properties from development, but to institute policies concerning
potential problems, so they can be considered before financial losses and possible injury which
may be avoided by the application of the policies formulated in the Comprehensive Plan.

The subject property is located within an area of geologic hazard (Exhibit A). Development is subject to
the applicable provisions outlined in TCLUO Section 4.130.
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o Tillamook County Comprehensive Plan Goal 8 Element: RECREATION
Summary: This goal calls for each community to evaluate its areas and facilities for recreation and

develop plans to deal with the projected demand for them. It also sets forth detailed standards for
expedited siting of destination resorts. In Tillamook County, the main issue surrounding recreation
is that of quantity, location and orientation. This Goal element recognizes that the tourism sector
of the County’s economy is rapidly growing and some feel tourism places too large a burden on
local public facilities and services.

Applicant references specifically the Goal 8: Recreation Element of the Tillamook County Comprehensive
Plan (Exhibit B). Section 2.2 of the Goal 8 element of the Comprehensive Plan describes the Statewide
Comprehensive Outdoor Recreation Plan developed by State Parks which identified goals for the County
to promote and enhance recreational activities.

e Tillamook County Comprehensive Plan Goal 9 Element: POPULATION AND ECONOMY
Summary: Goal 9 calls for diversification and improvement of the economy. It asks communities to

inventory commercial and industrial lands, project future needs for such lands, and plan and zone
enough land to meet those needs. Projections in this Element of the Comprehensive Plan extend to
year 2000. The importance of cottage industry, rural industry and light industry is recognized
throughout this Element, stating that regulations be adopted to permit low-impact light
manufacturing activity in suitable rural zones.

e Tillamook County Comprehensive Plan Goal 10 Element: HOUSING
Summary: This goal specifies that each city must plan for and accommodate needed housing types,

such as multifamily and manufactured housing. It requires each city to inventory its buildable
residential lands, project future needs for such lands, and plan and zone enough buildable land to
meet those needs. It also prohibits local plans from discriminating against needed housing types.
This Goal element within the Tillamook County Comprehensive Plan focuses on the separation of
housing needs and opportunities in both rural and urban areas. There is a strong tie to the Goal
11: Public Facilities and Goal 14: Urbanization elements of the Comprehensive Plan in this
section.

The proposed development is not considered to be industry and is not in conflict with the industry policy
language contained within the Goal 9 element. The subject property is zoned Rural Residential 2-Acre
(RR-2) and non-residential uses can be permitted without conflicting with the goals and policies of the Goal
10 Housing Element.

e Tillamook County Comprehensive Plan Goal 11 Element: PUBLIC FACILITIES
Summary: Goal 11 calls for efficient planning of public services such as sewers, water, law

enforcement, and fire protection. The goal's central concept is that public services should to be
planned in accordance with a community's needs and capacities rather than be forced to respond
to development as it occurs. This Element of the Comprehensive Plan outlines types and levels of
urban and rural facilities and services, with guidance to ensure timely, orderly and efficient
arrangement of public facilities and services in Tillamook County.

The Goal 11 element of the Tillamook County Comprehensive Plan specifically states, “To plan and
develop atimely, orderly and efficient arrangement of public facilities and services to serve as a framework
for urban and rural development. Urban and rural development shall be guided and supported by types and
levels of urban and rural public facilities and services appropriate for, but limited to, the needs and
requirements of the urban, urbanizable and rural areas to be served.” The request is for a 6-site recreational
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campground. Garibaldi Fire District states they provide service to the subject property (Exhibit B).
Applicant states the property reached out to the Sheriff’s office and confirmed they will respond and service
the subject property and surrounding area (Exhibit B).

¢ Tillamook County Comprehensive Plan Goal 12 Element: TRANSPORTATION
Summary: The goal aims to provide "a safe, convenient and economic transportation system." It

asks for communities to address the needs of the "transportation disadvantaged.” Policies outlined
in this Goal element of the Tillamook County Comprehensive Plan require the County to protect
the function, operation and safety of existing and planned roadways as identified in the County’s
Transportation Plan, consider land use impacts on existing or planned transportation facilities in
all land use decisions, plan for multi-modal networks, and coordinate transportation planning
efforts with other jurisdictions to assure adequate connections to streets and transportation systems
between incorporated and unincorporated areas.

o Tillamook County Comprehensive Plan Goal 13 Element: ENERGY CONSERVATION
Summary: Goal 13 declares that "land and uses developed on the land shall be managed and

controlled so as to maximize the conservation of all forms of energy, based upon sound economic
principles." Planning for energy conservation and opportunities to promote the installation of
renewable energy systems are discussed in this Goal element of the Tillamook County
Comprehensive Plan.

e Tillamook County Comprehensive Plan Goal 14 Element: URBANIZATION
Summary: This goal requires cities to estimate future growth and needs for land and then plan and

zone enough land to meet those needs. It calls for each city to establish an "urban growth boundary"
(UGB) to "identify and separate urbanizable land from rural land." It specifies seven factors that
must be considered in drawing up a UGB. It also lists four criteria to be applied when undeveloped
land within a UGB is to be converted to urban uses. This Goal element of the Tillamook County
Comprehensive Plan focuses largely on development within unincorporated communities, public
facility limitations to rural areas, and impacts of urban sprawl on resource lands.

The proposed development of a 6-site recreational campground does not conflict with the goals and policies
of the three Tillamook County Comprehensive Plan goal elements described above. The subject property
is accessed via Miami Foley Road, a County road. The recreational campground as proposed to be
developed on the subject property does not in and of itself prevent promotion of installation of renewable
energy systems in the area. The primitive campground is not considered to be an urban use.

e Tillamook County Comprehensive Plan Goal 16 Element: ESTUARINE RESOURCES
Summary: This goal requires local governments to classify Oregon's 22 major estuaries in four

categories: natural, conservation, shallow-draft development, and deep-draft development. It then
describes types of land uses and activities that are permissible in those "management units.” Five
estuaries are inventoried and described in this element of the Tillamook County Comprehensive
Plan, the Nehalem Estuary, Tillamook Estuary, Netarts Estuary, Sandlake Estuary and Nestucca
Estuary.

There are no estuary zoning designations on the subject property (Exhibit A).

¢ Tillamook County Comprehensive Plan Goal 17 Element: COASTAL SHORELANDS
Summary: The goal defines a planning area bounded by the ocean beaches on the west and the

coast highway (State Route 101) on the east. It specifies how certain types of land and resources
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there are to be managed: major marshes, for example, are to be protected. Sites best suited for
unique coastal land uses (port facilities, for example) are reserved for "water-dependent" or "water
related” uses. Coastal Shorelands inventoried in Tillamook County as described in this element are
Nehalem Estuary Shorelands, Tillamook Estuary Shorelands, Netarts Estuary Shorelands,
Sandlake Estuary Shorelands, and Nestucca Estuary Shorelands.

The Shoreland Overlay Zone, TCLUO Section 3.545, contains the regulatory language that administers and
upholds the policies of the Goal 17 Shoreland element of the Tillamook County Comprehensive Plan. Staff
has reviewed the significant shoreland inventory contained in the Goal 17 element of the Comprehensive
Plan as well as all other applicable provisions of Goal Elements 5 and 17, confirming the area proposed for
development of the 6-site recreational campground is not located within an identified area inventoried in
the as an aesthetic resource area or an area identified as a significant shoreland.

o Tillamook County Comprehensive Plan Goal 18 Element: BEACHES AND DUNES
Summary: Goal 18 sets planning standards for development on various types of dunes. It

prohibits residential development on beaches and active foredunes, but allows some other types
of development if they meet key criteria. The goal also deals with dune grading, groundwater
drawdown in dunal aquifers, and the breaching of foredunes. Several categories of dunes are
described and discussed in this element of the Tillamook County Comprehensive Plan, and
includes discussion about where residential, commercial and industrial uses are prohibited.
Goal 18 Exception areas are also inventoried within this element which allow for residential,
industrial and commercial uses in dune areas that would otherwise be prohibited.

The subject property is not within an area mapped for beaches and dunes.

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

Findings:

Applicant states that the subject property is suitable due to its size of 11.27-acres, and access off a
main road with easy access (Exhibit B).

The subject property is zoned Rural Residential 2-Acre (RR-2) (Exhibit A). Development of the
facilities are proposed to be concentrated in the easterly portion of the property, within the fairly
level portion of the subject property abutting Miami Foley Road (Exhibit B).

The subject property is 11.27-acres (Exhibits A and B). The size and shape of the property can
accommaodate the proposed development and still allow for a significant buffer of natural vegetation
to be maintained around the proposed area of development (Exhibits A and B). Staff finds that the
size and shape of the parcel is suitable for the provision of outdoor recreation opportunities on site
and the proposed campground use.

The subject property is zoned RR-2 which, as discussed above, allows campgrounds with
consideration on contiguous property greater than 10-acres.

The subject property is currently densely vegetated (Exhibits A and B). Staff finds that the
significant existing vegetative cover provides an environment suitable to the requirements of
TCLUO 5.030 and appropriate to provide outdoor recreational opportunities.

The subject property has variable slopes with generally low-sloped and level areas near the easterly
portion of the property, with slopes trending upwards in the westerly portion of parcel (Exhibits A
and B). Development is proposed to be primarily located in level areas of the property (Exhibit A).
Mapped wetlands and riverine features are present on the subject property, with the proposed siting
of the campsites and developed areas outside of wetlands and waterways (Exhibit A, B & C).

The subject property is not located in a Special Flood Hazard Area (Exhibit A).
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e The subject property is currently served off Miami Foley Road, a County road. The Tillamook
County Public Works Department provided they will require a Road Approach with their
Department for site development, to confirm that the design accommodates a commercial approach
and ensure adequate site distance for entering/exiting of vehicles (Exhibit C). Staff spoke with
Jasper Lind, Tillamook County Public Works, who detailed that construction concerns related to
development within the right-of-way of Miami Foley Road and within areas of Rapidly Moving
Landslides as identified on the Hazard Map contained in ‘Exhibit A’ was not to identify that access
from the right-of-way could not occur. Mr. Lind stated it was based on the uncertainty of such
designation in relation to the site, along with that no site visit to confirm the right-of-way and
property frontage was made at such time. Mr. Lind stated that an opportunity for Public Works to
find compliance for access would be satisfied through the Road Approach review process.

e Applicant proposed an interior roadway in the site plan and states it will comply with minimum
width and surfacing requirements (Exhibit B).

(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.

Findings: Applicant states the proposed use will not alter the surrounding area in a manner which
substantially limits, impairs or prevents the use of surrounding properties for their permitted uses (Exhibit
B). Applicant further details the property is at a straight away and provides ample time to safely slow down
and turn into the subject property, along with being non-disruptive to Miami Foley traffic (Exhibit B).

The subject property is zoned Rural Residential 2-Acre (RR-2) (Exhibit A). The Forest (F) zoned properties
abutting the subject property to the west are privately owned, and State-owned to the south (Exhibit A).
Adjacent RR-2 zoned properties under private ownership abut the subject property to the north and west,
which are generally improved with a residential development (Exhibit A).

The property is situated in a pocket of zoned Rural Residential 2 Acre (RR-2), with these pockets broken
up by Forest (F), Farm (F-1) and Small-Farm Woodlot (SFW-20) zoned properties (Exhibit A).

Surrounding uses, consistent with the surrounding zoning, include timber stands, and rural single-family
dwellings (Exhibit A).

Comments received on this request, included in ‘Exhibit C* are summarized as:
- Impacts of traffic to neighboring properties.
- Public safety concerns
- Noise and smoke/odor concerns
- Pedestrian traffic
- Property value impacts
- Fire suppression concerns

Oregon Department of Environmental Quality (DEQ) or the County Sanitarian and the County
Environmental Health Department are the entities charged with the regulation of sewage, liquid waste and
solid waste for recreational parks including overnight campgrounds. These agencies were notified of the
application. Applicant has provided documentation and identified the proposed use of a composting toilet
within their application (Exhibit B). Staff recommends that as a Condition of Approval, the Applicant be
required to demonstrate that they have obtained permit approvals from the County Sanitarian or DEQ for
sewage and liquid waste disposal systems appropriate to the proposed development at the time of applying
for Consolidated Zoning/Building permits. Solid waste disposal is also subject to DEQ regulation. Both
solid and sewage and liquid waste are addressed in OAR 333-31, Oregon Health Authority, Public Health
Division rules addressing the construction, operation and maintenance of recreation parks, including
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overnight campgrounds. Staff recommends that as a Condition of Approval, Applicant obtain all required
federal, state and local permits and licenses and adhere to all applicable rules and regulations.

Tillamook County Public Works Department provided they will require a Road Approach with their
Department for site development, to confirm that the design accommodates a commercial approach and
ensure adequate site distance for entering/exiting of vehicles (Exhibit C). Staff spoke with Jasper Lind,
Tillamook County Public Works, who detailed that construction concerns related to development within
the right-of-way of Miami Foley Road and within areas of Rapidly Moving Landslides as identified on the
Hazard Map contained in ‘Exhibit A’ was not to identify that access from the right-of-way could not occur.
Mr. Lind stated it was based on the uncertainty of such designation in relation to the site, along with that
no site visit to confirm the right-of-way and property frontage was made at such time. Mr. Lind stated that
an opportunity for Public Works to find compliance for access would be satisfied through the Road
Approach review process.

Garibaldi Fire District Fire Chief Marugg provided comments that the proposed layout must comply with
Oregon Fire Code (Exhibit C). Communication with the property owner and the Garibaldi Fire District was
provided in the Applicants submittal, identifying that the property is within their service district (Exhibit
B). Staff recommend that a Condition of Approval be made to ensure compliance with requirements of the
Garibaldi Fire District and require documentation of fire service approval at time of Consolidated
Zoning/Building Permit submittal.

ODFW, United States Forest Service and the Oregon Department of Forestry were notified of this
application. ODFW has provided comments recommending proposed development maintain applicable
setbacks from streams (Exhibit C).

Applicant has stated they maintain residence on the subject property, within the existing sited dwelling to
be utilized as the caretakers of the campground (Exhibit B). Applicant confirms that at least one (1) adult
resident of the property will be on site during campground season (Exhibit B).

Staff find the proposed activity is wholly contained within the subject property boundaries (Exhibit B).
Staff has not identified evidence of impacts associated with the proposed campground development which
would substantially impact the ability of a residential dwelling to be sited in the neighboring residential
areas or would substantially impact the ability for residential uses to occur in dwellings sited in the
neighboring residential areas. Adjacent Forest properties would maintain vegetative buffers the Applicant
has expressed remaining for a buffer to neighboring properties (Exhibit B).

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

Findings: Applicant states the proposal will not have a detrimental effect on solar or wind systems as there
are none in the vicinity (Exhibit B). Staff find no record of such facilities and improvements on the subject
properties or within the vicinity (Exhibit A). Staff finds that this criterion has been met.

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

Findings: Applicant states the subject property maintains existing water and power on the subject property
(Exhibit B). Applicant identifies that access is provided off Miami Foley Road, a main County road, and is
made through the property and does not conflict with the rights-of-way of other residents (Exhibit B).

The subject property is currently served off Miami Foley Road, a County road. The Tillamook County

Public Works Department provided comment that improvements from Miami Foley Road to the proposed
development will be required as part of development of the road approach (Exhibit C). Staff recommends
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that as a Condition of Approval, a letter from the Tillamook County Public Works Department be required
at the time of applying for Consolidated Zoning/Building permits.

The property is located within the service area of the Garibaldi Fire District (Exhibit B). Chief Marugg
commented that the plans will be required to comply with Oregon Fire Code (Exhibit C). Staff recommends
that as a Condition of Approval, a letter from the Garibaldi Fire District confirming service to the
campground development be required at the time of applying for Consolidated Zoning/Building permits.

Tillamook County Environmental Health detailed requirements for licensing of a RV park through their
division. Environmental Health stated that a State Drinking Water service will be required if water is
provided to campers. Applicant has stated they will be providing water to the campers, for purposes of fire
suppression of campfires. Applicant is not proposing to provide drinking water to campers (Exhibit B).
Staff recommend a Condition of Approval that approval of campground design and appropriate licensure
be obtained from the Tillamook County Environmental Health.

V. ADMINISTRATIVE PROVISIONS

A. TCLUO SECTION 6.020: PROCEDURE

The following procedure shall be observed in submitting and acting on a CONDITIONAL USE
request:

(1) A request may be initiated for a CONDITIONAL USE, or the modification of an approved
CONDITIONAL USE, by filing an application with the Department. The Department may require
any information necessary for a complete understanding of the proposed use and its relationship
to surrounding properties.

(2) The Director shall act administratively according to the procedure set forth in Article 10, or
shall refer the application to the Commission for a public hearing and decision. The application
shall be referred to the Commission if the director determines that the proposed use would have
significant impacts that extend beyond the abutting properties, and that those impacts are not likely
to be adequately addressed by response to public notice required by Section 10.070. If the Director
elects to refer the application to the Commission, it shall be heard at the next available Commission
hearing, unless the applicant requests otherwise.

(3) No CONDITIONAL USE permit shall be invalidated because of failure to receive the notice
provided for in Section 10.070

B. TCLUO Section 10.080: Type Il Procedures

(1) Notice for Type Il Decisions.
(a) Notice of Review. The County shall provide notice of a public hearing on a Quasi-Judicial
application at least 28 days prior to the first hearing date. If two or more hearings are
allowed, then notice shall be provided at least 10 days prior to first hearing. The County
Planning Director shall prepare an affidavit of notice, which shall be made part of the file.
This affidavit shall state the date that the notice was mailed. Notice of a public hearing shall
be provided to the following parties:

iv. Property owners within 750 feet of subject property if the subject property is outside
UGB and in a farm or forest zone.

v. Any affected government agency or public district, including affected city if subject
site is inside a UGB.

vi. Any citizen’s advisory committee or community organization whose boundaries
include, or are adjacent to, the subject site.

(©) .I\.l.ewspaper notice. Notice of the public hearing shall be published in a newspaper of
general circulation in the County at least ten (10) calendar days prior to the date of a quasi-
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judicial public hearing. An affidavit or other formal certification of publication shall be made
part of the record.

Findings: Notice of Public Hearing was mailed out on March 12, 2024, to all landowners within 750 feet
of the subject property, parties with standing, and affected agencies, districts and other parties. Newspaper
Notice of Public Hearing was published on March 12, 2024, in the Tillamook County Headlight Herald.

VI. RECOMMENDED CONDITIONS OF APPROVAL.:

1.

10.

11.

The applicant/property owner shall obtain all required Federal, State, and Local permits and/or
licenses and will comply with applicable rules and regulations.

The property owner shall obtain all necessary electrical, mechanical, and plumbing permits.

At the time of applying for Consolidated Zoning/Building Permit approval for the campground,
Applicant/Property owner will be required to submit the following:

e Approval for on-site sewage disposal permits from the Department of Community
Development or Oregon Department of Environmental Quality, as necessary for onsite
sanitation.

o A letter from the Garibaldi Fire District confirming fire protection service to the proposed
facilities.

e Aletter from the Tillamook County Public Works Department approving the road approach
and internal roadway design.

If development is to be sited on slopes greater than 29%, a Geologic Hazard Report will be required
as described in TCLUO 4.130. If such a report is required, a Geologic Hazard Report shall be
submitted in conjunction with application for Consolidated Zoning/Building Permit approval for
review and acceptance.

Applicant/Property Owner will maintain the minimum proposed vegetative buffers between the
proposed area of development and the property boundaries. The site plan submitted for approval
with application for Consolidated Zoning/Building permits will clearly show the vegetative buffers.

Development will comply with the requirements and standards of TCLUO 3.010 ‘Rural Residential
2-Acre (RR-2) Zone’ and 5.030 ‘Recreational Campground Standards’.

Overnight temporary use of the campground by a camper or a camper’s vehicle shall not be for
longer than six (6) months in any twelve (12) month period as required by TCLUO Section 5.030.

The applicant/property owner shall maintain an approved campground design from Tillamook
County Environmental Health.

Development shall comply with riparian buffer and vegetation retention requirements of TCLUO
Section 4.140: Requirements for Protection of Water Quality and Streambank Stabilization.

Signage shall comply with the requirements of TCLUO Section 4.020: Signs.
Development shall occur in the area as generally depicted on the submitted site plan and as

described and shall not exceed 6 campsites and the supporting facilities, including the composting
toilets.
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12. Applicant/property owner shall submit a to-scale site plan indicating the proposed parking plan,
subject to standards in TCLUO Section 4.030 ‘Off-Street Parking and Off-Street Loading
Requirements’, including demonstration of a minimum one (1) parking space per guest
accommodation.

13. The applicant/property owner shall obtain an approval for a Consolidated Zoning/Building permit
for the construction of a roadside stand for produce grown on the premises.

VIlI. EXHIBITS

All Exhibits referred to herein are, by this reference, made a part hereof:

A. Maps

B. B.1 Applicants’ Original Submittal, B.2 Applicants’ Revised Submittal
C. Public comments
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A state permit is required for 50 cubic yards or more of fill removal or other ground alteration in wetlands, below
ordinary high water of waterways, within other waters of the state, or below highest measured tide.

A state permit is required for any amount of fill, removal, and/or other ground alteration in Essential Salmonid Habitat
and within adjacent off-channel rearing or high-flow refugia habitat with a permanent or seasonal surface water
connection to the stream.

~Closing Information

Additional Comments

Based on available information, there are two streams mapped on the subject site, one along the northern
property line, and one in the far SE corer of the property. The submitted site plan does not appear to impact
these mapped features, and the project does not appear to impact waters of this state. Therefore, a state
Removal-Fill permit is not likely required for this activity ("10-unit recreational campground").

Please be advised that Prouty Creek to the east is designated as Essential Salmonid Habitat (ESH). Best
management practices should be implemented during construction to minimize sedimentation and erosion in the
creek.

This is a preliminary jurisdictional determination and is advisory only.
This report is for the State Removal-Fill law only. City or County permits may be required for the proposed activity.

Contact Information

o For information on permitting, use of a state-owned water, wetland determination or delineation report requirements
please contact the respective DSL Aquatic Resource, Proprietary or Jurisdiction Coordinator for the site county. The
current list is found at: http://www.oregon.gov/dsl/ww/pages/wwstaffaspx

o The current Removal-Fill permit and/or Wetland Delineation report fee schedule is found
at: hitps://www.oregon.gov/dsI/WW/Documents/Removal-FillFees.pdf

Response Date
4/10/2024

Response by: Response Phone:
Jessica Salgado 541-408-1892
























request #851-15-000379-PLNG. The subject property is roughly 1.82 acres in size. The topography is
relatively flat and vegetated with grasses and shrubs. A copy of the Tillamook County Assessor's map,
aerial photography of the site and a zoning map is attached to this report as “Exhibit A”.

The subject property is located outside mapped areas of Special Flood Hazard Area (SFHA) as depicted on
FEMA Flood Insurance Rate Map (FIRM) #41057C0595F, dated September 28, 2018. Subject property is
absent of any natural features including mapped wetlands or waterways. Some areas of mapped shaliow
landslide hazard are identified at the Port of Tillamook Bay (Exhibit A).

Approved Conditional Use request #851-15-000379-PLNG converted the building into an emergency crisis
and outreach center now known as the Tillamook Hope Center. The center provides (1) case management
assistance with local services, health insurance, housing vouchers, counseling, community service and job
search assistance; (2) Individual Re-entry Plan (IRP) evaluations to identify individual needs and possible
placement at re-entry facilities in Oregon; (3) educational life skills classes; (4) beds for short-term
emergency relief for men, women and families in crisis; and (5) kitchen facilities and Oregon Food Bank
Pantry. The center was approved to be located on the first floor of the building.

The center is not a walk-up facility. Individuals receiving services are referred to the Tillamook Hope
Center by agencies such as police, hospitals, women’s resources and corrections (Exhibit B).

The Applicant is requesting to expand the emergency crisis and outreach center by expanding the use to the
second floor of the building (Exhibit B). Staff finds this expansion request is subject to review by the
Tiilamook County Planning Commission and the criteria contained in Article 6 of the TCLUO.

Background:

The Applicant applied to the Tillamook County Department of Community Development on October 7,
2015, and requested approval of Conditional Use request #851-15-00037%9-PLNG, to locate an emergency
crisis and outreach center at the Port of Tillamook Bay. A public hearing on the above-mentioned matter
was held before the Tillamook County Planning Commission on November 19, 2015.

The Tillamook County Planning Commission considered this request on the basis of the Conditional Use
criteria listed in Section 6.040 of the Tillamook County Land Use Ordinance, findings of fact and
conclusions contained within the staff report, written and oral testimony received at the hearing, information
presented, and the applicant’s presentation. After consideration of all available evidence described above,
the Planning Commission moved to approve Conditional Use request #851-15-000379-PLNG, subject to
Conditions of Approval.

II. APPLICABLE ORDINANCE AND COMPREHENSIVE PLAN PROVISIONS:
The desired use is governed through the following Sections of the Tillamook County Land Use
Ordinance (TCLUQ). The suitability of the proposed use, in light of these requirements and criteria, is
discussed in Sections III, IV and V of this report:

A, Section 3.032: General Industrial Zone (M-1)

B Section 3.560: Tillamook Airport Obstruction (TAQ)

C. Section 4.030: Off-Street Parking & Off-Street Loading Requirements
D Article VI: Conditional Use Procedures and Criteria

#3851-24-000126-PLNG: Helping Hands Emergency Outreach & Crisis Center Expansion



III. ANALYSIS OF STADARDS:

A. TCLUO SECTION 3.032: GENERAL INDUSTRIAL (M-1) ZONE
PURPOSE: The purpose of the M-1 zone is to accommodate uses that cannot be accommodated in

other zones due to off-site impacts that could, without sufficient buffers, interrupt the use or enjoyment
of surrounding properties. Uses listed in Section 3.032 are permitted in the identified Port of Tillamook
Bay Industrial Park "M-1 Zone" and the Tillamook Creamery “M-1 Zone” only.

Findings: A similar use determination was made by the Tillamook County Planning Commission in
consideration of #851-15-000379-PLNG that the emergency crisis and outreach center is similar to
business, government or professional offices; schools and a correctional facility. Staff finds the
proposed expansion of the emergency crisis and outreach center is also subject to the provisions of
Article VI, addressed below in this report.

B. TCLUO SECTION 3.560: TILLAMOOK AIRPORT OBSTRUCTION OVERLAY (TAO)
ZONE
PURPOSE.: It is hereby found that an obstruction has the potential for endangering the lives and

property of users of Tillamook Airport, and property or occupants of land in its vicinity; that an
obstruction may affect existing and future instrument approach minimums of Tillamook; and that an
obstruction may reduce the size of areas available for the landing, takeoff, and maneuvering of aircraft,
thus tending to destroy or impair the utility of Tillamook Airport and the public investment therein...

Findings: Applicant is proposing expansion of the existing use that involves only interior renovations
to an existing building and is not proposing to increase the height or footprint of the building (Exhibit
B). Given the proposed expansion is limited to interior renovations to an existing building, staff finds
the expansion of the center will not create any obstructions that would impact the users of the Tillamook
Airport.

C. TCLUO SECTION 4.030: OFF-STREET PARKING & OFF-STREET LOADING
REQUIREMENTS '
PURPOSE: The purpose of requirements for off-street parking and loading areas is to relieve traffic

congestion, to ensure customer convenience and safety; to provide safe access to parked vehicles; and
to help ensure safe and timely response of emergency vehicles.

Findings: During the 2015 Planning Commission proceedings, it was determined that following
parking requirements are most similar to the emergency crisis and outreach center, and are the
appropriate standards to apply:

e Section 4.030(13)(d): “HOSPITAL, NURSING HOME OR SIMILAR INSTITUTION: One
space for every three beds.”
¢ Section 4.030(13)(k): “BANK, OFFICE: One space for each 500 square feet of floor area.”

The emergency crisis and outreach center are currently located on the first floor of the building which
has a 146’ x 43’ footprint or 6,278 square feet. The second floor of the structure is similar in size at
roughly 6, 240 square feet (Exhibit D). Expansion of use to use the second floor of the building includes
availability of 40 additional beds (Exhibit B). Based upon the calculation methodology for parking as
established during the initial review of this request, 13 additional parking spaces are required for the
40 beds.
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The remainder of the second floor (roughly 1/3 of the floor area) will be utilized for additional office
space requiring an additional three (3) parking spaces for a total of 16 parking spaces for use the second
floor.

Approval of #831-15-000379-PLNG for the emergency outreach and crisis center required 17 off-street
parking spaces, 11 spaces for the offices and 6 spaces for the 18 beds. This calculation was based upon
maximum use of the first floor with an area roughly 6,278 square feet.

The site plan included in “Exhibit C” identifies 29 parking spaces for the emergency outreach and crisis
center and is 4 parking spaces short of meeting the number of parking spaces required for expansion of
use to include the second floor. Due to the flat topography and length of road frontage, staff finds that
additional parking improvements can be made to the site to create four (4) additional parking spaces.
Staff finds that the Planning Commission can also make a finding that joint use of the same parking
and loading spaces by more than one use may be permitted, provided that the hours of operation of the
separate uses do not overlap, and that satisfactory legal evidence has been presented to the Planning
Commission to establish the joint uses.

Staff and the applicant will be prepared to further discuss this matter at the May 8, 2024, Planning
Commission hearing.

D. TCLUO SECTION 4.150: DEMOLITIONS OR ALTERATIONS OF HISTORIC
STRUCTURES

Findings: Alterations of the following buildings identified in the Comprehensive Plan as having
significant historic and architectural merit are the Isom/Fox Cottage, Povey Cottage, Wentz Cottage,
Doyle Cottage, Churchill Cottage, and Tillamook Naval Air Station Blimp Hangars. While the naval
building used for the emergency outreach and crisis center was constructed as part of the Tillamook
Naval Air Station, the building is not inventoried in the Goal 5 element of the Tillamook County
Comprehensive Plan and there are no additional requirements for alteration of this structure. It should
be noted that the Applicant has worked with the Oregon State Historic Preservation Office throughout
various renovation projects for this building.

IV. ANALYSIS OF CRITERIA:

A. TCLUO SECTOIN 6.040: CONDITIONAL USE 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.

Findings: The proposed use has been determined to be a use similar to uses permitted conditionally
in the General Industrial (M-1) zone during review of Conditional Use request #851-15-000379-
PLNG, specifically uses permitted conditionally for business, government or professional offices;
schools and a correctional facility.

(2) The use is consistent with the applicable goals and policies of the Comprehensive Plan.
Findings: The Tillamook County Land Use Ordinance is an implementing document of the

Comprehensive Plan. In the absence of evidence to the contrary, uses allowed conditionally in the
Land Use Ordinance are presumed to be consistent with the Comprehensive Plan.

#851-24-000126-PLNG: Helping Hands Emergency Outreach & Crisis Center Expansion



The Tillamook County Planning Commission has previously determined the emergency crisis and
outreach center is consistent with the applicable goals and policies of the Tillamook County
Comprehensive Plan. A copy of the staff report dated November 12, 2015, for consideration of
Conditional Use request #851-15-000379-PLNG is included as “Exhibit E”. Staff agrees with the
findings contained in this report and find they remain relevant to this expansion request.

Most notably is the Goal 5 Element of the Comprehensive Plan. The purpose of Goal 5 is to protect
natural resources and conserve scenic and historic areas and open spaces. Geal 5 includes policies
for open spaces, fish and wildlife habitat, significant natural areas, scenic views and sites, wilderness
areas, wetlands, recreation trails, scenic waterways, historic area, cultural areas, mineral and
aggregate resources, energy resources and water resources.

Findings: As mentioned previously in this report, the Tillamook Naval Air Station (hangars), are
listed on the Goal 5 inventory and as per the staff report in “Exhibit E” are also on the State of Oregon
Inventory of Historic Sites and Buildings. The administration building used for Tillamook Hope
Center emergency crisis and outreach center is specifically listed in the Oregon Histortc Site Record
as “eligible/significant”. The State Historic Preservation Office’s “Guidelines for Historic Resource
Surveys in Oregon” defines “eligible/significant™ as “when a resource currently is over 45 years old,
retains historic physical materials, and/or design and architectural features, and appears to be of a
notable architectural style, architect-designed, or if the surveyor knows of a significant event or
person associated with the resource”.

The Port’s blimp hangars and area around the hangars are listed on the National Register of Historic
Places. Staff finds that the Administration Building is not included in the National Register boundary
and as stated previously in this report, is not subject to the provisions of TCLUQ Section 4.150.
Regardless, notice of this Conditional Use application was mailed to the State Historic Preservation
Office. No comments were received as of the date of this report.

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

Findings: Applicant is proposing the expansion of an established emergency crisis and outreach
center (Tillamook Hope Center) approved as Conditional Use request #851-15-000379-PLNG
(Exhibit B). Staff finds that the use as expanded will utilize the second floor of an existing structure
and no exterior expansions of the structure to accommodate the use are proposed (Exhibit B). The
property is served by the City of Tillamook for water and sewage disposal is provided by the Port of
Tillamook Bay.

As stated previously in this report, the property is not located within areas of mapped natural hazard
(Flood Hazard Overlay Zone) and does not contain natural features such as wetlands or water bodies
(Exhibit A).

Given the size and topography of the property, staff finds there is also adequate area for additional
parking should the Planning Commission require at least four (4) additional parking spaces to
accommodate the expansion.

(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.
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Findings: The subject property is located at the Port of Tillamook Bay. Facilities and businesses at
the Port include the Tillamook Airport, Tillamook Air Museum, animal food processing, compost
facility and digester, lumberyard, brewery, private recreational facility, professional and government
offices, shipping terminal, storage center and a facility for development of high-altitude inflatables.

The Tillamook County Justice Facility (Sheriff’s office and jail) is adjacent to the Port and is located
approximately 1,500 feet from the proposed emergency crisis and outreach center. The Trask River
High School, operated by the Oregon Youth Authority, is located to the northeast of the proposed
center. An animal shelter is proposed to be constructed to the east of the center. The nearest
residences are located approximately 800 feet from the proposed center at the end of Officer’s Row
and 1,300 feet away along Long Prairie Road.

Staff finds the Conditions of Approval for the emergency outreach and crisis center continue to apply
and are reflected in the recommended Conditions of Approval should the Planning Commission
choose to approve this request. Given the findings outlined above, Staff finds that the proposed
expansion 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.

Findings: Applicant states there is no existing such facilities in the area (Exhibit B). Staff find no
record of such facilities and improvements on the subject properties or within the vicinity (Exhibit
A).

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

Findings: The emergency crisis and outreach center are accessed via Headquarters Street and Blimp
Boulevard, private roads maintained by the Port of Tillamook Bay. Blimp Boulevard connects to
Long Prairie Road, a County road. Notice of the application was submitted to the Tillamook County
Public Works Department. No comments were received.

The Port of Tillamook Bay has its own sewage disposal system. Water service is provided by the
City of Tillamook. Fire protection is provided by the Tillamook Fire District. Police protection is
provided by the Tillamook County Sheriff’s Office. Notice of the application was submitted to these
agencies and no comments were received.

Given the size of the proposed expansion, it is recommended that updated water, sewage system and
fire letters be provided to the Department at the time of Zoning Permit application submittal for the
proposed expansion should the Planning Commission choose to approve this request. This
recommendation is reflected in the suggested Conditions of Approval contained in this report.

V. ADMINISTRATIVE PROVISIONS

SECTION 6.020: PROCEDURE
The following procedure shall be observed in submitting and acting on a CONDITIONAL USE
request: (1) A request may be initiated for a CONDITIONAL USE, or the modification of an
approved CONDITIONAL USE, by filing an application with the Department. The Department may
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require any information necessary for a complete understanding of the proposed use and its
relationship to surrounding properties.

(2) The Director shall act administratively according to the procedure set forth in Article 10, or
shall refer the application to the Commission for a public hearing and decision.

(3) No CONDITIONAL USE permit shall be invalidated because of failure to receive the notice
provided for in Section 10.070

SECTION 10.080 TYPE III PROCEDURES
(1) Notice for Type III Decisions.

(a) Notice of Review. The County shall provide notice of a public hearing on a Quasi-Judicial
application at least 28 days prior to the first hearing date. If two or more hearings are allowed, then
notice shall be provided at least 10 days prior to first hearing. The County Planning Director shall
prepare an affidavit of notice, which shall be made part of the file. This affidavit shall state the date
that the notice was mailed. Notice of a public hearing shall be provided to the following parties:

ii. Property owners within 250 feet of subject property if the subject property is outside UGB
and not in farm or forest zone.

v. Any affected government agency or public district, including affected city if subject site is
inside a UGB.

vi. Any citizen’s advisory committee or community organization whose boundaries include, or
are adjacent to, the subject site.

(c) Newspaper notice. Notice of the public hearing shall be published in a newspaper of general
circulation in the County at least ten (10) calendar days prior to the date of a quasi-judicial public
hearing. An affidavit or other formal certification of publication shall be made part of the record.

Findings: Notice of Public Hearing was mailed on April 11, 2024, to all landowners within 250 feet of the
subject property, and affected agencies, the Port of Tillamook Bay, districts and other parties. Newspaper
Notice of Public Hearing was published on April 9, 2024, in the Tillamook County Headlight Herald. To
date, no comments have been received.

VI. RECOMMENDED CONDITIONS OF APPROVAL:

L.

2.

The applicant and property owner shall obtain all Federal, State, and Local permits, as applicable.

Operations and monitoring of the emergency crisis and outreach center shall be consistent with the
applicant’s submittal (Exhibit B in Staff Report).

Expansions or alterations of the emergency crisis and outreach center shall be subject to review under
Tillamook County Land Use Ordinance Section 6.030(2).

The applicant or property owner shall obtain an approved Zoning Permit from Tillamook County
Department of Community Development prior to commencement of use of the second floor for the
emergency crisis and outreach center.

The applicant or property owner shall provide a letter from the Port of Tillamook Bay confirming
sewage disposal capacity at the time of Zoning Permit Application submittal.

The applicant or property owner shall provide a letter from the City of Tillamook confirming water
service at the time of Zoning Permit Application submittal.

The applicant or property owner shall provide a letter from the Tillamook Fire District confirming
the structure meets fire protection standards at the time of Zoning Permit Application submittal.
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8. The applicant shall obtain all necessary permits from the Tillamook County Health Department.

9. The property owner shall maintain a total of (33 or 29) off-street parking spaces as required per
TCLUO Section 4.030: Off-Street Parking & Off-Street Loading Requirements. Each parking space
shall be a minimum of 8 feet by 20 feet. Parking spaces shall be shown on the site plan submitted
with the Zoning Permit to the Department of Community Development.

10.  Signage shall comply with the requirements of TCLUOQ Section 4.020: Signs.

11.  This approval shall be void two years from the date of approval unless construction of approved plans
has begun, or an extension is requested from, and approved by the Department of Community
Development.

12. Downward shields shall be used on all external lights so as to not interfere with aircraft or airport
operations.

VIII. EXHIBITS
All Exhibits referred to herein are, by this reference, made a part hereof:

Location map, Assessor map, Zoning map, FEMA FIRM, NWI Wetlands map

Applicants/Property Owner’s submittal

Parking Plan/Site Plan

Floor Plan (Tillamook County Assessor Records)

Copy of #851-15-000379-PLNG Staff Report dated November 12, 2015 (Exhibits on File at the
epartment of Community Development)

oMU 0w
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Tillamook County
2023 Real Property Assessment Report

Account 302746
Map 2808040000800 Tax Status Non-Assessable
Code - Tax ID 0912 - 302746 Account Status  Active
Subtype NORMAL
L.egal Descr See Record
Mailing HELPING HANDS RE-ENTRY OUTREACH CENTERS Deed Reference # 2015-7581
PO BOX 413 . e
SEASIDE OR 97138 Sales Date/Price  12-16-2015/ $425,000
Appraiser KARI FLEISHER
Property Class 981 MA SA NH
RMYV Class 301 07 AC 402
Site Situs Address City
1 6505 HEADQUARTERS ST COUNTY
Value Summary
Code Area RMV MAV AV RMV Exception CPR %
0912 Land 146,500 Land 0
Impr 770,750 Impr 0
Code Area Total 917,250 0 0 0
Grand Total 917,250 0 0 0
Land Breakdown
Code Plan Trend
Area ID# RFPD Ex Zone Value Source % Size Land Class Trended RMV
0912 4 M-1 Industrial Site 105 1.81 AC 135,000
0SD - AVERAGE 100 11,500
Code Area Total 1.81 AC 146,500

Improvement Breakdown

Code Year Stat Trend
Area ID# Built Class Description Yo Total Sqft Ex% MS Acct Trended RMV

0812 1 1942 451  Offices - General 149 16,013 770,750
Code Area Total 16,013 770,750

Exemptions / Special Assessments / Notations

Code Area 0912

Exemptions (AV) Amount
= [ITERARY/CHARITABLE/SCIENTIFICA/OL. FIRE DEPT. 307.130 )
Comments 10/21/09 Added RMV PCA. Updated RMV. KF 10/20/10 Added back 2010 trends. KF 7/21/11 Reappraised RMV for

2011-12. Created two new S1 and S2 accounts for properties under lease. KF 8/8/11 Moved 0.20 acres to new S3
account. KF 1/17/12 Tabled land. KF 6/6/12 Moved 0.04 acres from 51 to parent account to better reflect
building/land under lease after owner request. KF 4/14/16 A portion of this TL is now part of TL 1100 (roadway) and
a portion of this TL including leased areas are now part of TL 890. Adjusted RMV to reflect. Changed PCA and
removed exemption code due to ownership change. KF 8/11/16 Added new ADA ramp and playground equipment.
New tax exemption application approved under ORS 307.130. Adjusted RMV to reflect the updates made fo the first
floor. Corrected 3rd floor square footage. KF 8/13/19 Entire building was resided with new windows, consider
GOMAR. Added photo. KF
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EXHIBIT B










Section 6.040 Review Criteria
1. The useis listed as a conditional use in the underlying zone, or in an applicable overlying zone.

The extension of the emergency crisis and outreach center will provide an additional # beds that will
increase the ability to provide local services, health insurance, housing vouchers, counseling, community
service, and job search assistance; Individual Reentry Plan {IRP) evaluations to identify individual needs
and possible placementat other facilities in Oregon; educationallife skills classes; short-term emergency
relief for individuals and families in crisis; and kitchen facilities.

When the original conditional use permissions were given, it was acknowledged the Tillamook County
Land Use ordinance does not list a specific use that encompasses the entire scope of this project — the
Tillamook Hope Center. This request to extend the conditional use of the building to include the second
floor falls under those same unique circumstances. The second floor would provide multiple uses
permitted in the M-1Zone:

Section 3.02(3){d): Business, government, or professional offices: Case management assistance and
IRP evaluations will occur in spaces on the second floor

Section 3.032(3){g) Schools: Life skills classes contain an educational component similar to schools
Section 3.032(3)(1): Correctional facility: The proposed expansion into the second floor will

provide beds on a transitional basis similar to a correctional facility

In addition, the first floor which already has been given conditional use approval is used in a manner
that falls under Section 3.032(2)(d) Warehousing, including...storage facilities.

When the original use request was submitted for consideration in 2015, it was found the emergency
crisis and outreach center, now called the Tillamook Hope Center, can be reviewed as a conditional use
for the M-1Zone; “staff concludes this criterion has been met.”

2. The use is consistent with the applicable goals and policies of the comprehensive plan.

The original conditional use request found the propaosed use of the building in the M -1 Zone applied to
multipie Comprehensive Plan Goals including:
Goal 1 Element: The Planning Process
Goal 2 Element: The Lond Use Plan
Goal 5 Element: Naturcl Resources
Goual 7 Element: Hazards
Goal 9 Element: Population and Economy
Goal 10 Element: Housing
Goal 11 Element: Public Facilities
Goal 12 Element: Transportation
Goal 14 Element: Urbanization



This request is an extension of the previously approved request for conditional use and applies to the
same goals of Tillamook County's Comprehensive Plan.

3. The parcells suitable for the proposed use considering its size, shape, location, topography,
existence improvements and natural features.

The request for the extension of the conditional use approved for the property now known as the
Tillamook Hope Centeris the same property granted in 2015. It is the same existing building; it has been
renovated extensively including a new roof, replacing all the windows on the first floor, new siding and
flooring, painted the walis, put in showers and new doors. If the extension of the conditional use
request is granted, renovations will be completed, which are approximately 70% complete. Otherwise,
the same conditions that existed when the original conditional use request was granted remain.

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 use
listed in the underlying zone,

The emergency crisis and outreach center located in the existing building, now known as the Titlamook
Hepe Center, has undergone repairs and remodeling on the first floor. This request would allow those
repairs to be done on the second floor of the building. This extension of use, though not of the physical
building beyond its current parameters, would enable more peopie to be brought to the facility for the
purposes of providing members of the community in need of housing, education opportunities,
navigation services, and other vital services for pursuing sustainable housing, The proposed request will
not make any changes to the preperty outside the necessary renovations to the second floor.

5. The proposed use will not have detrimentaleffect on existing solar energy systems, wind energy
conversion systems, or windmills.

The existingemergency crisis and outreach center, known as the Tillamook Hope Center, does not sit on
property found to have any solar energy systems, wind energy conversion systems, or windmills.

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

When the initial conditional request use was approved, it was found the emergency crisis and outreach
center, now known as the Tillamook Hope Center, was accessible by Headquarter Street and Biimp
Boulevard. These roads are maintained by the Port of Tillamook Bay, which also has its own sewage
disposal system., Water service is still provided by the City of Portland; fire protection continues to be
provided by the Tillamook Fire District; police protection is still provided by the Tillamook County
Sheriff’s Office, who also serve as referral partners for people experiencing homelessness in Tillamook
County. Nothingin this request foran extension of the conditional use approved last time has changed.
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1II.

The applicant intends to convert the building into an emergency crisis and outreach center. Per the
applicant, the center will provide (1) case management assistance with Iocal services, health insurance,
housing vouchers, counseling, community service and job search assistance; (2) Individual Re-entry Plan
(IRP) evaluations to identify individual needs and possible placement at re-entry facilities in Oregon; (3)
educational life skills classes; (4) beds for short-term emergency relief for men, women and families in
crisis; and (5) kitchen facilities and Oregonh Food Bank Pantry (Exhibit B). The center will be located on
the first floor of the building (Exhibit B). The center is not a walk up facility (Exhibit B). Individuals
receiving services are referred to Helping Hands by agencies such as police, hospitals, women’s resources
and corrections (Exhibit B).

The subject property currently contains private roads owned by the Port of Tillamook Bay. Property Line
Adjustment (PLA) # 851-15-000383-PLNG was approved by Staff on October 19, 2015. The PLA
removes the roads from the subject property and reduces the property size to 1.81 acres. As of the date of
this report, the Assessor's Map does not reflect the PLA. A copy of the approved property line
adjustment is provided in ‘Exhibit A’.

APPLICABLE ORDINANCE AND COMPREHENSIVE PLAN PROVISIONS:

The desired use is governed through the following Sections of the Tillamook County Land Use Ordinance
(TCLUO). The snitability of the proposed use, in light of these criteria, is discussed in Section HI of this
report:

A, Section 3.032: General Industrial Zone (M-1)

B. Section 3.560: Tillamook Airport Obstruction {TAQO)

C. Section 4.030: Off-Street Parking & Off-Street Loading Requirements

D. Article VI: Conditional Use Procedures and Criteria

ANALYSIS:

Section 3.032: General Industrial Zone (M-1)

The purpose of the M-1 zone is to accommodate uses that cannot be accommodated in other zones due to
off-site impacts that could, without sufficient buffers, interrupt the use or enjoyment of surrounding
properties. Uses listed in Section 3.032 are permitted in the identified Port of Tillamook Bay Industrial
Park "M-1 Zone" and the Tillamook Creamery “M-1 Zone” only.

1. Sections 3.032(2) and 3.032(3) list uses permitted outright and conditionally in the M-1 Zone.

Findings: An analysis of the proposed use is provided below under Conditional Use review Section
6.040(1).

2. Section 3.032(4): Standards
{(a) The minimum yard adjacent to a residential use or zone shall be 20 feet.
{b) Building heights shall not exceed 75 feet.
{c) Qutdoor storage abutting or facing a lot in a residential zone shall be screened with a sight-
obscuring fence.
(f} Off-street parking and loading areas shall be provided as specified in Section 4.030.

Findings: Staff finds that the subject property is not adjacent to a residential use or zone. Staff finds that
the existing building height is less than 75 feet (Exhibit D). Off-street parking and loading requirements
are addressed below. Staff concludes that these criteria have been met.
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B. Section 3.560: Tillamook Airport Obstruction (TAO)
PURPOSE: It is hereby found that an obstruction has the potential for endangering the lives and property
of users of Tillamook Airport, and property or occupants of land in its vicinity; that an obstruction may
affect existing and future instrument approach minimums of Tillamook; and that an obstruction may
reduce the size of areas available for the landing, takeoff, and maneuvering of aircraft, thus tending to
destroy or impair the utility of Tillamook Airport and the public investment therein. ..

Findings: The applicant proposes interior renovations to an existing building and is not proposing to
increase the height of the building (Exhibit B). Staff finds the current application will not create any
obstructions that would impact the users of the Tillamook Airport.

C. Section 4.030: Off-Street Parking & Off-Street Loading Requirements
The purpose of requirements for off-street parking and loading areas is to relieve traffic congestion; to
ensure customer convenience and safety; to provide safe access to parked vehicles; and to help ensure
safe and timely response of emergency vehicles.

Findings: Staff finds that the following parking requirements in the Tillamook County Land Use
Ordinance are most similar to the proposed emergency crisis and outreach center:
o Section 4.030(13)(d): “HOSPITAL, NURSING HOME OR SIMILAR INSTITUTION: One space
for every three beds.”
o Section 4.030(13)(k): “BANK, OFFICE. One space for each 500 square feet of floor area.”

The emergency crisis and outreach center will be located on the first floor of the building which has a
146’ x 43’ footprint (6,278 sq. ft.) (Exhibit B). The proposed building floor plan shows a maximum of 18
beds which will require 6 parking spaces (Exhibit B). The remainder of the first floor encompasses
approximately 5,278 sq. ft. which requires 11 parking spaces for an office per subsection (13)(k).

Staff finds that a total of 17 off-street parking spaces are required. The applicant’s submittal states that 28
off-street parking spaces will be provided. Staff finds that these criteria have been met.

D. Article VI Conditional Use Procedures and Criteria
Article VI of the Tillamook County Land Use Ordinance contains the procedures and review criteria for
processing a Conditional Use request. These criteria, along with Staff's findings and conclusions, are
indicated below.

1. Section 6.020 Procedure requires public notice in accordance with TCLUO Section 10.070 which
requires notification of the request to be published in a newspaper of local distribution and mailed to
landowners within 250 feet of the subject property, to allow at least 14 days for written comment, and
requires staff to consider comments received in making the decision.

Findings: Notice of the request was published in the October 21, 2015 edition of the Headlight Herald
and was mailed to property owners, agencies and others who requested notification on this date. No
comments have been received as of the date of this report.

2. Section 6.040 Review Criteria

1. The use is listed as a conditional use in the underlying zone, or in an applicable overlying zone.
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Findings: As previously stated, the emergency crisis and outreach center will provide (1) case
management assistance with local services, health insurance, housing vouchers, counseling, community
service and job search assistance; (2) Individual Re-entry Plan (IRP) evaluations to identify individual
needs and possible placement at re-entry facilities in Oregon; (3) educational life skills classes; (4) beds
for short-term emergency relief for men, women and families in crisis; and (5) kitchen facilities and
Oregon Food Bank Pantry (Exhibit B).

Due the unique nature of the proposed emergency crisis and outreach center, the Tillamook County Land
Use Ordinance does not list a specific use that encompasses the entire scope of the project. Staff finds
that the proposed center includes multiple uses which may be permitted in the M-1 Zone:
¢ Section 3.032(3)(d): Business, government, or professional offices: Case management assistance
and IRP evaluations will occur in offices.
¢ Section 3.032(3)(g): Schools: Life skills classes contain an educational component similar to
schools.
® Section 3.032(3)(1): Correctional facility: The proposed center will provide beds on a transitional
basis similar to a correctional facility.
* Section 3.032(2)(d): Warehousing, including..storage facilities: The applicant states that the
Oregon Food Bank Pantry will be used by Helping Hands only and is not accessible by the
community (Exhibit B). Staff finds that the pantry will be a storage facility.

Offices are permitted outright at the Port of Tillamook Bay per Section 3.032(2)(q) which states “Uses
listed in Subsections 3.032(3)(c) through (f) are permitted outright in the Port of Tillamook Bay
Industrial Park “M-1 Zone” only.” The pantry storage facility is also permitted outright. The
components similar to a school and correctional facility are permitted by conditional use only.

Staff finds that the emergency crisis and outreach center can be reviewed as a conditional use as it
includes multiple uses which are permitted outright or conditionally in the M-1 Zone. Staff concludes
that this criterion has been met,

2. The use is consistent with the applicable goals and policies of the comprehensive plan.

Findings: Staff finds that the following Comprehensive Plan Goals apply to this application:

Goal I Element: The Planning Process

The purpose of Goal 1 is to develop a citizen involvement program that insures the opportunity for
citizens to be involved in all phases of the planning process.

Findings: The application has been noticed in accordance with TCLUOQ Sections 6.020 and 10.070. The
project is not located in an area with a Citizen Advisory Committee. Staff finds that the application
review process is consistent with the goals and policies of Goal 1.

Goal 2 Element: The Land Use Plan
The purpose of Goal 2 is to establish a land use planning process and policy framework as a basis for all

decision and actions related to use of land and to assure an adequate factual base for such decisions and
actions.
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Findings: Staff finds that the proposed use will be located in an existing building at the Port of
Tillamook Bay (Exhibit B). There are existing utilities and road access to the subject property consistent
with Goal 11 (Public Facilities).

The Tillamook County Land Use Ordinance is an implementing document of the Comprehensive Plan.
The property is zoned General Industrial (M-1). Staff finds that the emergency crisis and outreach center
may be permitted conditionally in the M-1 Zone as discussed above under Conditional Use criterion #1.

Based on compliance with other Comprehensive Plan goals, Staff finds that the proposed use is not in
conflict with the goals and policies of this Comprehensive Plan Element.

Goal 5 Element: Natural Resources

The purpose of Goal 5 is to protect natural resources and conserve scenic and historic areas and open
spaces. Goal 5 includes policies for open spaces, fish and wildlife habitat, significant natural areas, scenic
views and sites, wilderness areas, wetlands, recreation trails, scenic waterways, historic area, cultural
areas, mineral and aggregate resources, energy resources and water resources.

Findings: Goal 5, Section 1.3f: Historic Areas provides an inventory of “lands, with site, structures and
objects that have local, regiornal, statewide or national historical significance” (Exhibit E). The
Tillamook Naval Air Station, now the Port of Tillamook Bay, is listed on the Goal 5 inventory (Exhibit E)
and on the State of Oregon Inventory of Historic Sites and Buildings. The administration building
proposed for the emergency crisis and outreach center is specifically listed in the Oregon Historic Site
Record in ‘Exhibit F’ as “eligible/significant”. The State Historic Preservation Office’s “Guidelines for
Historic Resource Surveys in Oregon” defines “eligible/significant” as “when a resource currently is over
45 years old, retains historic physical materials, and/or design and architectural features, and appears to
be of a notable architectural style, architect-designed, or if the surveyor knows of a significant event or
person associated with the resource” (Exhibit F).

The Port’s blimp hangars and area around the hangars are listed on the National Register of Historic
Places (Exhibit F). Staff finds that the Administration Building is not included in the National Register
boundary. Tillamook County Land Use Ordinance Section 4.150: Demoiitions or Alterations of Historic
Structures has regulations regarding alteration of the blimp hangars but not the administration building
{Exhibit F).

Notice of the application was submitted to the State Historic Preservation Office. No comments were
received as of the date of this report. Staff finds that although the building is listed as a
“significant/eligible” site on the Oregon Historic Site Database, there are no restrictions on alteration of
the building.

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element.

Goal 6 Element: Air, Water & Land Resources Qualirv

.The purpose of Goal 6 is to maintain and improve the quality of the air, water and land resources. Goal 6
addresses air pollution such as emissions, water pollutants such as bacteria and sediment, solid waste
disposal and noise control.

Findings: Staff does not anticipate any significant air quality or water quality impacts as the proposal
does not involve industrial or commercial use. As stated by the applicant, sewage disposal will be
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handled by the Port of Tillamook Bay’s sewage system (Exhibit B). DEQ is responsible for regulating
noise related to motor vehicles, industry and commerce, motor sports vehicles and facilities and airports.
Noise complaints are also handled by the County Sheriff.

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element as the Conditions of Approval require the applicant and property owner to obtain all Federal,
State, and Local permits, as applicable.

Goal 7 Element: Hazards

The purpose of Goal 7 is to protect people and property from natural hazards. Hazards addressed in Goal
7 include landslides, weak bearing soils, earthquakes, erosion, flooding, tsunamis and groundwater.

Findings: The subject property is not located in an area of geologic hazard per the Department of Oregon
Geology and Mineral Industries Hazard Map (Exhibit A). FEMA Flood Insurance Rate Map #
4101960170C depicts the subject property in Flood Zone X, defined as “areas determined to be outside
500-year floodplain” (Exhibit A). Staff finds that FEMA regulations currently do not address tsunamis
but the property is outside of the tsunami inundation zone per DOGAMI maps (Exhibit A).

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element.

Goal 9 Element: Population and Economy

The purpose of Goal 9 is to provide adequate opportunities for a variety of economic activities vital to
citizen health, welfare and prosperity. Goal 9 includes an analysis of population, local economy, coastal
economic potential and economic growth projections.

Findings: Goal 9, Section 3.53 addresses development at the Port of Tillamook Bay. The
Comprehensive Plan largely recognizes the Port as an industrial park as reflected in the M-1 zoning.

Section 3.53.c requires the County to “work closely with the Port of Tillamook Bay in establishing and
administering appropriate land use and zoning designations for the Port’s industrial park and airport
lands” (Exhibit E). The Industrial Lands policy in Section 6.3 states that the “County shall cooperate and
provide technical assistance to the county’s port districts to maximize utilization of existing industrially
zoned parcels” (Exhibit E). The County is currently participating in development of a Master Plan at the
Port. However, there is no adopted plan in place to facilitate or provide guidance on the current
application.

Section 3.53.f addresses the need for planned development techniques on undeveloped portions of the
industrial park. Staff finds that the proposed use will be located in an existing building in a developed
portion of the Park. Staff also finds that the emergency crisis and outreach center will not result in the
conversion of undeveloped land to non-industrial use.

Section 6.6 addresses human resources development. This section expresses a need to provide
“vocational training so that the unemployed and low-income residents can equally compete for non-
traditional occupations with non-county residents” and expresses a need for coordination among social
service delivery groups (Exhibit E). The applicant states that vocational and other trainings will be
provided for Helping Hands clients (Exhibit B). The applicant has also provided a list of community
partners that work with Helping Hands to provide additional education and support (Exhibit B).
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In 2014, Tillamock County adopted the Joint City/County “Commercial and Industrial Buildable Land
Inventory and Economic Opportunities Analysis (EOA) for the Central Tillamook Region” as an
amendment to the Comprehensive Plan. The EQA concluded that the region has a 642 acre surplus of
industrial land and a 20 acre deficit of commercial land under a high-growth scenario (Exhibit E). The
EOA examines opportunities for industrial and commercial development at the Port and mentions that the
existing General Industrial {M-1) zoning will need to be changed to permit many commercial uses
(Exhibit E). The EOA specifically expresses a need for commercial development along Highway 101 at
the Port (Exhibit E).

Staff finds that the existing building is a former administrative building and is unlikely to be used for
industrial development. Although the building may have some opportunity for commercial use, it is not
located near Highway 101 and commercial development is constrained by the existing M-1 Zone.

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element.

Goal 10 Element: Housing

Goal 10 provides an inventory of buildable lands for residential use and encourages the availability of
adequate numbers of needed housing units at appropriate densities and price ranges.

Findings: Per the applicant, the emergency crisis and outreach center will provide 18 beds for
transitional housing (Exhibit B). Goal 10 in the Tillamook County Comprehensive Plan primarily
addresses permanent housing. Section 3.10 of Goal 10 does emphasize the importance of providing low-
income housing options and housing to differently abled segments of the population. The policy in
Section 3.10 states that “Tillamook County supports the efforts of the Northwest Oregon Housing
Authority and other housing agencies to meet the needs of the County’s low income population” (Exhibit
E).

Staff finds that the Comprehensive Plan recognizes a need for housing alternatives particularly in relation
to low income housing. Staff finds that the proposed emergency crisis and outreach center will provide
transitional housing for individuals primarily in a lower income bracket. Staff finds that the proposed use
is not in conflict with the goals and policies of this Comprehensive Plan Element.

Goal 11 Element: Public Facilities

The purpose of Goal 11 is to plan and develop a timely, orderly and efficient arrangement of public
facilities and services to serve as a framework for urban and rural development.

Findings: Goal 11 defines public facilities and services as “projects activities and fucilities which the
planning agency determines to be necessary for the public health, safety and welfare” (Exhibit E). A
policy in Section 3.2 states that “Health services should be available to all County residents” (Exhibit E).
The applicant states that the center will provide an “outreach and re-entry center for members of the
community in need of help with basic housing, health and education” (Exhibit B). Based on information
provided in ‘Exhibit B’, Staff finds that the emergency crisis and outreach center is necessary to serve the
public health, safety and welfare needs of a specific segment of the population. Staff also finds that the
center essentially acts as a public facility although it is in private ownership.

The Port of Tillamook Bay has its own sewage disposal system. Water service is provided by the City of
Tillamoock. Fire protection is provided by the Tillamook Fire District. Police protection is provided by
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the Tillamook County Sheriff’s Office. Notice of the application was submitted to these agenciecs, DEQ
and the Tillamock County Health & Human Services Department.

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element. No comments have been received to date to indicate otherwise. As a Condition of Approval,
the applicant or property owner shall be required to provide evidence of adequate sewage disposal, water
service and fire service.

Goal 12 Elemens: Transportation

The purpose of Goal 12 is to provide and encourage a safe, convenient and economic transportation
system with a variety of transportation options.

Findings: The emergency crisis and outreach center will be accessed by Headquarters Street and Blimp
Blvd. which are private roads maintained by the Port. Blimp Blvd. connects to Long Prairie Road, a
County road. Notice of the application was submitted to the Tillamook County Public Works
Department.

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element. No comments have been received to date to indicate otherwise.

Goal 14 Element: Urbanization

Goal 14 is intended to provide for an orderly and efficient transition from rural to urban land use, to
accommodate urban population and urban employment inside urban growth boundaries, to ensure
efficient use of land, and to provide for livable communities.

Findings: Goal 14 states that an “orderly and efficient transition from rural to urban land use” includes
the following aspects (Exhibit E):

o “Minimizing the loss of productive resource land by reducing sprawl and leapfrog development™:
The proposed center will be located at the Port of Tillamook Bay on deveioped land zoned M-1.
Staff finds that resource land will not be lost as a result of this application.

e  “Providing the most efficient and therefore least costly arrangement of public services”: As
discussed under Goals 11 & 12, there is sewer, water and roads available at the subject property.
Staff finds that extensions of utilities and roads are not necessary for the proposed use. It is
Staff’s opinion that this type of facility would be best located in a city or urban growth boundary
in order to provide clients with access to urban commercial and social facilities. However, the
applicant does propose bus service to Tillamook which provides their clients with efficient and
cost effective transit to necessary facilities.

o “Planning the most efficient arrangement of residential, commercial, and industrial uses”: Staff
finds that the proposed center will be located at the Port of Tillamook Bay which contains several
similar uses including offices, educational facility (Trask River High School) and transitional
housing (County Justice Facility).

o “Coordinating land development occurring outside city limits so that it is compatible with city
standards when it is finally annexed”: Staff finds that the Port is separated from the City of
Tillamook by 1.5 miles of productive farmland which is unlikely to be annexed.

Staff finds that the proposed use is not in conflict with the goals and policies of this Comprehensive Plan
Element.
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Summary of Tillamook County Comprehensive Plan review

Findings: Staff finds that the proposed use is not in conflict with the goals and policies of the Tillamook
County Comprehensive Plan. Staff concludes that this criterion has been met.

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

Findings: The subject property is located in the Port of Tillamook Bay and curtently contains 4.10 acres
(reduced to 1.81 acres after property line adjustment is recorded) (Exhibit A). The property contains an
existing building which is intended to be renovated to accommodate the emergency crisis and outreach
center (Exhibit B). The property has road frontage on Blimp Blvd, Officers Row, Headquarters Street
and The Midway which are private streets maintained by the Port of Tillamook Bay. The subject property
is relatively flat and the area around the building is in grass cover. As discussed in the review of
Comprehensive Plan Goal 7 Element: Hazards, the property is not located in a geologic hazard area or
100-year floodplain.

It is Staff’s opinion that this type of facility would be best sited within a city or urban growth boundary in
order to provide clients with access to commercial facilities and social services. However, the applicant
states that daily morning and afternoon bus service will be provided to Tillamook (Exhibit B). Staff
understands that bus service will be provided by the Tillamook County Transportation District and
Helping Helps will also have their own on-site bus. Staff finds that bus service is sufficient to ensure
clients have access to necessary urban facilities.

Staff concludes that the subject property is suitable for the proposed use and that this criterion has been
met.

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.

Findings: The Port of Tillamook Bay encompasses approximately 1,600 contiguous acres per Staff
measurements. Facilities and businesses at the Port include the Tillamook Airport, Tillamook Air
Museum, animal food processing, compost facility and digester, lumberyard, brewery, private recreational
facility, professional and government offices, shipping terminal, storage center and a facility for
development of high-altitude inflatables. The Tillamook County Justice Facility (Sheriff’s office and jail)
is adjacent to the Port and is located approximately 1,500 feet from the proposed emergency crisis and
outreach center, The Trask River High School, operated by the Oregon Youth Authority, is located to the
northeast of the proposed center. An animal shelter is proposed to be constructed to the east of the center.
The nearest residences are located approximately 800 feet from the proposed center at the end of Officer’s
Row and 1,300 feet away along Long Prairie Road.

The emergency crisis and outreach center will be located in an existing building which is currently vacant
and in need of repairs (Exhibit B). The applicant is not proposing an expansion to the existing building
but rather is remodeling the interior (Exhibit B). Staff finds that there is sufficient on-site parking
available and that the use can be located entirely on the subject property.

The applicant states that the emergency crisis and outreach center is an “outreach and re-entry center for

members of the community in need of help with basic housing, health and education” (Exhibit B). Center
clients will only be on-site during evening hours unless there are day classes and assessments (Exhibit B).

851-15-000379-PLNG: Helping Hands / Port of Tillamook Bay 0



The applicant states that one to two full-time staff members will be on-site 24 hours a day to monitor the
facility and there will be a monitored security system to notify fire and police (Exhibit B).

Although the Economic Opportunities Analysis expresses a need for increased commercial activity at the
Port, the property is currently zoned General Industrial (M-1). The purpose of the M-1 Zone per Section
3.032(1) is to “accommodate uses that cannot be accommodated in other Zones due to off-site impacts
that could, without sufficient buffers, interrupt the use or enjoyment of surrounding properties” (Exhibit
G). Staff finds that the purpose of the M-1 Zone is reflected in the uses permitted by Sections 3.032(2)
and (3) which include industry, warehousing, quarries, airports, farming, utilities and correctional
facilities (Exhibit G). Staff contends that the proposed emergency crisis and outreach center would be
best sited in a city or urban growth boundary but also acknowledges that locating the facility at the Port
provides a buffer area for the proposed use which avoids perceived conflicts with urban uses.

Staff finds that the emergency crisis and outreach center is consistent with the character of the M-1 Zone
and the use is comparable to office uses at the Port, provides education opportunities similar to the Trask
River High School and provides transitional housing similar to the County Justice Facility. Staff finds
that the center will not will not alter the character of the surrounding area in 2 manner which substantially
limits, impairs or prevents the use of surrounding properties for the permitted uses listed in M-1 Zone. If
there are conflicts with other uses, Staff finds that they can be mitigated by having Helping Hands staff
on-site at all times, providing a monitored security system and the close proximity of emergency services
responders.

Staff concludes that this criterion has can be met through the Conditions of Approval by requiring
operations and monitoring of the emergency crisis and outreach center to be consistent with the
applicant’s submittal.

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

Findings: Staff did not identify any solar energy systems, wind energy conversion systems or wind mills
in the area during the site visit. Staff concludes that this criterion has been met.

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

Findings: The emergency crisis and outrecach center will be accessed by Headquarters Streect and Blimp
Blvd. which are private roads maintained by the Port. Blimp Blvd. connects to Long Prairie Road, a
County road. Notice of the application was submitted to the Tillamook County Public Works
Department.

The Port of Tillamook Bay has its own sewage disposal system. Water service is provided by the City of
Tillamock. Fire protection is provided by the Tillamook Fire District. Police protection is provided by
the Tillamook County Sheriff’s Office. Notice of the application was submitted to these agencies, DEQ
and the Tillamook County Health & Human Services Department.

Staff concludes that this criterion can be met through compliance with the Conditions of Approval. No
comments have been received to date to indicate otherwise.

851-15-000379-PLNG: Helping Hands / Port of Tillamook Bay 10



IV. STAFF RECOMMENDATION & SUGGESTED CONDITIONS OF APPROVAL

Based on the information available on the date of this report, Staff recommends approval subject to the
following conditions. Staff may revise its recommendation or the suggested conditions of approval as
additional testimony is received.

“Sections 6.070: COMPLIANCE WITH CONDITIONS, and 6.080: TIME LIMIT requires compliance
with approved plans and conditions of this decision, and all other ordinance provisions. Failure to
comply with the Conditions of Approval and ordinance provisions could result in nullification of this

approval.

1. The applicant and property owner shall obtain all Federal, State, and Local permits, as applicable.

2. Operations and monitoring of the emergency crisis and outreach center shall be consistent with the
applicant’s submittal (Exhibit B).

3. Expansions or alterations of the emergency crisis and outreach center shall be subject to review under
Tillamook County Land Use Ordinance Section 6.030(2).

4, The applicant shall obtain an approved Zoning Permit and Building Permit from the Tillamook
County Department of Community Development.

5. The applicant or property owner shall provide a letter from the Port of Tillamook Bay confirming
sewage disposal capacity at the time of Zoning Permit & Building Permit application.

6. The applicant or property owner shall provide a letter from the City of Tillamook confirming water
service at the time of Zoning Permit & Building Permit application.

7. The applicant or property owner shall provide a letter from the Tillamook Fire District confirming the
structure meets fire protection standards,

8. The applicant shall obtain all necessary permits from the Tillamook County Health Department.

9. The property owner shall maintain a total of 17 off-street parking spaces as required per TCLUO
Section 4.030: Off-Street Parking & Off-Street Loading Requirements. Each parking space shall be a
minimum of 8 feet by 20 feet. Parking spaces shall be shown on the site plan submitted with the
Zoning Permit & Building Permit.

10. Signage shall comply with the requirements of TCLUO Section 4.020: Signs.

11. This approval shall be void two years from the date of approval, unless construction of approved

plans has begun, or an extension is requested from, and approved by this Department.”

V1. EXHIBITS

All Exhibits referred to herein are, by this reference, made a part hereof:

A,

Location map, Assessor map, Zoning map, Aerial Photograph, Assessor’s Summary Report,
Property Line Adjustment piat, DOGAMI Hazard Map, FEMA FIRM, DOGAMI Tsunami
Inundation Map

Applicant’s submittal
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Public / Agency comments
Staff photographs
Comprehensive Plan excerpts
Historic preservation documents
General Industrial (M-1) Zone

QmEyn
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