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BEFORE THE CROOK COUNTY PLANNING COMMISSION
STAFF REPORT for ZONE MAP AMENDMENT
217-25-00000034-PLNG

May 7, 2025
Applicant: Lester Revocable Trust
11404 SW Reif Rd
Powell Butte, OR 97753
Agent: Andrew & Shannon Lester

Same as above

Subject Property: Tax Lot: 1614110000601

I PROPOSAL

The Applicant proposes to amend the Crook County Zone Map to rezone approximately 18.95
acres from Exclusive Farm Use Zone, EFU-3 (Powell Butte area) to Rural Residential, R10.

. BASIC FINDINGS

A. Location

The subject property is located on SW Reif Rd in Powell Butte, approximately 3 miles south of
Highway 126. The address is 11404 SW Reif Rd. It is identified on the County Assessor’s maps as
map tax lot number 1614110000601. The entirety of the property is proposed to be rezoned to
R10.

B. Site Characteristics

The subject property is listed as 18.95 acres with the Crook County Assessor’s office. There isan
existing single family dwelling and accessory structures on the property. The property is not in
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farm use and not located within an irrigation district. The property is covered in native grasses,
brush and Juniper trees. There is a riverine running southeast to northwest through the center
of the parcel.

C. Access

The Subject Property has existing access to SW Reif Rd.

D. Other Information

There is a mapped riverine mentioned in the site characteristic on the subject property. The
property is not in a mapped special flood hazard area. The application is for a zone change only.
The mapped riverine on the property, which would be addressed at the time of development.

Applicable Criteria:

Crook County Code:
Title 18, Chapter 18.12 Establishment of zones, Boundaries

Section 18.12.020 Location of Zones, lists zones established in Crook
County

Section 18.12.030 Zoning Map. Map is amended by authority of the
Planning Commission

Title 18, Chapter 18.92 Rural Residential Zone, R-10, describes zone
requirements

Title 18, Chapter 18.170 Quasi-Judicial Amendments
Section 18.170.010 Quasi-Judicial amendment standards
Title 18, Chapter 18.172 Administration Provisions
Section 18.172.010 Quasi-judicial hearing authority
Section 18.172.010 Application
Section 18.172.010 Notice of Public Hearing
Crook County Comprehensive Plan

Crook County Ordinance 127, Amendment 1

FINDINGS

Title 18, Chapter 18.12 Establishment of zones, Boundaries

18.12.020 Location of Zones
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The boundaries of the zones listed in this title are indicated on the Crook County zoning
map, which is hereby adopted by reference. The boundaries shall be modified in
accordance with zoning map amendments, which shall be adopted by reference.

Proposed Finding: The Applicant is requesting a rezoning to an established zone indicated on
the Crook County zoning map, which is Rural Residential, R-10. Crook County Code Title 18,
Chapter 18.92.

18.12.030 Zoning Map.

A zoning map or zoning map amendment adopted by CCC 18.12.020 or by an
amendment thereto shall be prepared by authority of the planning commission or be a
modification by the county court of a map or map amendment so prepared. The map or
map amendment shall be dated with the effective date of the ordinance that adopts the
map or map amendment. A certified print of the adopted map or map amendment shall
be maintained in the office of the county clerk as long as this title remains in effect.

Proposed Finding: Map is amended by authority of the Planning Commission. The subsequent
Ordinance shall be recorded with an attachment of the amended zone and maintained in the
office of the County Clerk.

Title 18, Chapter 18.170 Quasi-Judicial Amendments

18.170.010 Quasi-judicial amendment standardes.

An applicant requesting a quasi-judicial amendment must satisfy the following factors
for quasi-judicial amendments:

(2) Zone Map Change.

(a) That the zone change conforms with the Crook County comprehensive
plan, and the change is consistent with the plan’s statement and goals.

(b) That the change in classification for the subject property is consistent
with the purpose and intent of the proposed amendment.

Proposed Finding: The subject property is currently zoned Exclusive Farm Use Zone, EFU-3 and
has been designated as Irrevocably Committed to use other than exclusive farm use, through the
adoption of the Powell Butte Study Policies into the County’s Comprehensive Plan.

The area of Powell Butte is addressed in the Comprehensive Plan as referenced and explored
through the Powell Butte Study. There were multiple adopted ordinances, amendments, and
policies associated with this area. The requested zone change conforms with the policies (as have
been enacted) established by the study as well as consistent with the intent of the proposed
amendment to have the property rezoned as it was included in Area 2-4 recorded in Ordinance

127, Amendment 1.
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(c) That the amendment will presently serve the public health, safety and
welfare considering the following factors:

(i) The availability and efficiency of providing necessary public
services and facilities.

Proposed Finding: The availability and efficiency of public services and facilities will be
addressed at the time the property is divided and/or subsequently developed. The subject
property is currently served with access easements and power. Wells are the subject of Oregon
Water Resources, and the property has an approved onsite system for septic.

(ii) The impacts on surrounding land use will be consistent with the
specific goals and policies contained within the Crook County
comprehensive plan.

Proposed Finding: The area surrounding the subject property was included in the Powell Butte
Study as area 2-4. Attachment Cis a map showing the 2-4 area as it was designated in Ordinance
219, Amendment 1. Staff has reviewed twenty-two properties surrounding the subject property,
ten (10) of which are zoned EFU3; three (3) have approved nonfarm dwellings; one (1) is for tax
lot purposes only; and two are owned by Crook County, location of the Powell Butte Cemetery.
The remaining 12 have already been rezoned either Powell Butte Residential, PBR20 or Rural
Residential, R10. Figure 1 (below)' is a visual representation of the surrounding area. The green
coloring is zoned Exclusive Farm Use Zone, EFU-3, the yellow is Powell Butte Residential 20,
PBR20, and the red is zoned Rural Residential, R10. The small green circles are residential
addresses.
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Figure 1

 SW.BUSSELTRD]

SWHOWLETLLDR:

(d) That there has been a change in circumstances since the property was
last zoned, or a mistake was made in the zoning of the property in
question.

Proposed Finding: The request is to rezone the property to a R10 designation as was recorded in
Ordinance 127, Amendment 1. The rezoning is optional for property owners. The property was
included in the adopted area 2-4 for rezoning through the Powell Butte study as Irrevocably
Committed to uses other than exclusive farm use which was the previous zoning of EFU3.

V. PROCEDURAL STATUS
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The Applicant submitted an application for this map amendment on January 30, 2025. The
Planning Commission is tasked with making a decision of approval or denial for the proposed
Zone Map Amendment as outlined in CCC18.172.010.

The required Post Acknowledgement Plan Amendment notice was sent to the Department of
Land Conservation and Development on April 9, 2025 (DLCD File No. 002-25). Newspaper notice
of the first evidentiary hearing was published in the Central Oregonian on April 22, 2025.
Neighbor notice of the first evidentiary hearing was mailed on April 24, 2025.

Comprehensive Plan/Powell Butte Study
A. Powell Butte Study, Crook County Comprehensive Plan

The Comprehensive Planincludes a summary of the Powell Butte Study which identified lands in
the Powell Butte area that were approved through the exceptions process. There were a number
of policies that were adopted into the Comprehensive Plan, however as the mandate for periodic
review of County Comprehensive Plan stopped, the implementation for some of the adopted
policies did not happen. Language from the Comprehensive Plan is below.

“In 1997 and 1998, the County commissioned a general study of the Powell Butte area in
southwestern Crook County. The result of that study was the adoption of a series of amendments
to the Comprehensive Plan in Ordinances No. 126, 127, 128, 130, 131, 132, 133, and 134, as
individual sections of the Powell Butte area were redesignated from Exclusive Farm Use to other
land uses through the exceptions process. These amendments were challenged in the Land Use
Board of Appeals by interested parties and the Land Use Board of Appeals remanded a number
of the ordinances back to the County for further work. This resulted in a number of minor
amendments, including Ordinance No. 127, Amendment #1; Ordinance No. 131, Amendment #1;
Ordinance No. 132, Amendment No. 1; Ordinance No. 133, Amendment #1, which resulted in the
outright appeal of Ordinances No. 131, 133, and 134, and some modified policies governing the
Powell Butte area which are reproduced below.

The following policies are adopted as a part of the Crook County Comprehensive Plan. These
policies supplement and amend the Powell Butte Study to the extent that the Study is inconsistent
with these policies and the Agreement. To the extent that there is any conflict between the Study
and these policies or the Agreement, the Study shall automatically be modified to the extent
necessary to conform the Study with these policies and the Agreement.

1.The Comprehensive Plan as amended provides that rural residential and nonresource
development shall occur south of Highway 126 and generally north of Powell Buttes, and
west of Stillman Road and east of Study Area 2-2. [Subject property meets this policy]

The specific areas to be reclassified and rezoned are those areas designated as Areas 1-2,
2-1 (as amended), 2-2 (as amended), 2-3 (as amended), and 2-4 (as amended). These
areas are specifically described in Ordinances 126 (Area 2-3); 127 (Area 2-4); 128 (Area 2-
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1); 130 (Area 1-2); and 132 (Area 2-2). The land contained within these areas is hereinafter
referred to as “the Area to be rezoned.” [Subject property meets this policy]

Except of uses permitted outright and by conditional use in the EFU-3 Zone, other lands
shall be maintained as exclusive farm uses consistent with Policy 2 below. Rezonings of
land other than “the Area to be rezoned” are inconsistent with the Comprehensive Plan.
In this regard, Ordinances 131 (Area 1-1) and Ordinance 133 (Area 3-1) are repealed by
separate ordinances because the rezoning of that land is inconsistent with this provision
of the Comprehensive Plan. Ordinance No. 134 which pertains to Area 3-2 is being
repealed as that area is being reserved for the City of Prineville’s future industrial growth.
[NA]

2. The County will not initiate additional exceptions or nonresource designations within
the Powell Butte Study Area until the next periodic review. The foregoing does not create
an expectation that rezonings will necessarily occur at the next periodic plan review and
does not create an obligation on the part of the County to rezone any EFU land at any
time. The County may, however, consider a proposal(s) to expand the urban growth
boundary of the City of Prineville in conjunction with an annexation into Area 3-2 for the
purpose of providing an adequate supply of industrial land prior to the next periodic
review. [NA]

3. The land north of Highway 126 shall be retained as exclusive farm use as that land is
composed of large parcels and contains less rural residential development than the area
south of the highway. For the purpose of this policy, all of Area 1-2 is deemedto be located
south of the Highway 126, notwithstanding that a small portion of Area 1-2 is physically
located to the north of that Highway. [NA]

4. The County shall adopt a new rural residential zoning district for Area 2-3 which imposes
a minimum lot size and density consistent with Section Two of this Ordinance. [NA]

5. The zoning ordinance for Area 2-3 shall contain a 250-foot setback requirement from
adjacent exclusive farm use zoned land. [NA]

This setback shall not apply when the adjacent land is owned by a governmental entity,
e.g. the Bureau of Land Management, or is adjacent to land already approved for non-
farm use. [NA]

In those cases, the minimum setback shall be the setback already established for dwellings
in an EFU zone or if no such setback has been established, then the setback shall be and
hereby is established as one hundred (100) feet. [NA]

The 250 foot setback shall be adopted simultaneously with adopting the new zoning
ordinance. If the imposition of this setback makes land undevelopable, then Crook County
shall require the maximum achievable setback. [NA]
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The County shall investigate declaring an ordinance violation to be a “nuisance” thereby
allowing a private party to bring suit enforcing the county’s ordinance provisions. [NA]

6. The County shall require, as a condition of development approval, that all new rural
residential development in the Powell Butte area pay system developmentcharges (SDC’s)
necessitated by Powell Butte rural residential development. The County currently funds
road improvements from the earnings it receives from invested timber receipts. Prior to
using property tax receipts for road improvements, the County shall adopt SDC’s sufficient
to cover one hundred percent (100%) of the applicable road capital improvements
required to support new rural residential development in Powell Butte.

In this regard, the County shall promptly adopt a system development charge ordinance
to assess a road system development charge on new development. The amount of this
system development charge shall be sufficient to recover a significant portion of the
capital costs of road improvements required as a result of rural residential development
in Powell Butte. Nothing in this ordinance shall preclude the County from applying system
development charges to other classes of property or in other areas of Crook County. In
the event that a developer desires to proceed with development prior to the adoption of
the system development charge ordinance, he or she shall pay the sum of 52,000 per single
family dwelling at the time of building permit issuance. In the event that the adopted
system development charge is less than 52,000, the difference shall be refunded to the
developer without interest. In the event that the adopted system development charge
exceeds 52,000, the developer shall be obligated to pay the difference. [policy not
implemented]

7. The County shall comply with the transportation planning rule when it adopts the zoning
ordinances. [The adopted Transportation System Plan adheres to the transportation
planning rule]

8. The zoning ordinances shall require developers to execute covenants of
nonremonstrance in respect to all farm operations in favor of adjacent EFU land. These
covenants shall be in the form of equitable servitudes and shall be binding on all heirs,
devisees, legatees, vendees, and successors in interest of the developers. The County shall
require such covenants to be executed and recorded at the time the building permit is
issued. [This will be a condition of approval for any subdivision of the parcel and upon
development]

9. The County will develop its zoning and land development ordinances utilizing the
Gannet Study (“Groundwater Availability In The Powell Buttes Area, Central Oregon”
Groundwater Report No. 32) recommendations on accessibility of groundwater in the
Powell Butte Areas, and will require access to the regional water supply as a condition of
development, or use of water from a district or public utility. Private exempt wells in
existence prior to March 1, 2000 shall be exempt from the requirements contained in the
zoning and land development ordinances pertaining to wells.” (pages 66-69) [This
provision is currently codified in the PBR20 zone only.]
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VI. CONCLUSION

Staff requests the Planning Commission determine if the Applicant has met the burden of proof
necessary to approve the request to change the zoning of the subject property from Exclusive
Farm Use to Rural Residential, R10, through effectively demonstrating compliance with the
applicable criteria.

Respectfully submitted:

Aaots ./’77(—#;;—*’ <

Katie McDonald, Sr. Planner

Attachments
A. Vicinity Map
B. Crook County Ordinance No. 127 and Amendment No. 1

C. Powell Butte Study of Area 2-4

i Figure 1 prepared via Crook County GIS.
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Attachment A

Crook County, Oregon

Disclaimer: CROOK COUNTY MAKES NO WARRANTY OF ANY KIND, EXPRESSED OR IMPLIED,
INCLUDING ANY WARRANTY OF MERCHANTABILITY, FITNESS FOR A PARTICULAR PURPOSE, OR
ANY OTHER MATTER. THE COUNTY IS NOT RESPONSIBLE FOR POSSIBLE ERRORS, OMISSIONS,
MISUSE, OR MISINTERPRETATION. COUNTY DIGITAL INFORMATION IS PREPARED FOR
REFERENCE PURPOSES ONLY AND SHOULD NOT BE USED, AND IS NOT INTENDED FOR, SURVEY

‘OR ENGINEERING PURPOSES OR THE AUTHORITATIVE AND/OR PRECISE LOCATION OF ( rOOk ( Ollnty ( IS
ENTATION IS N

GEOGRAPHIC INFORMATION SYSTEMS

UPDATED AS SCHEDULES AND RESOURCES PERMIT. PLEASE NOTIFY CROOK COUNTY GIS OF ANY
ERRORS (541) 416-3930,




Attachment B

ORDINANE é 127 Amend. No. 1

AN ORDINANCE OF THE CROOK CQLINTY \,.C)URT T0 ADQF’T AMENDMENTS T@ THE
COUNTY'S COMPREHENSIVE PLAR CONCERNING POWELL BUTTE 4ND TO AMEND
ORDINANCE NO. 127 IN ACCORDANCE WITH THE FINAL DECISION EY THE LAHD USE
BOARD OF APPEALS E‘EMANDING QREINANSE NCI 127, ANB DECLAR!NG AN
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- WHEREAS, as a resu%& of the medaaticn process, ihe par!seq h:ave raas:haﬂ- ;
agreement as to all the SPPEM is, (“wgé Agreement’), and have thereby agreed thet Ordinance:
No. 127 should be amended in the ¢nanner set foith in this. orcinance and LUBA ha aﬂap
the partjes’ agreement: ramanﬂmg Csrdman@a N@.,‘IET \mih mstrustisns to ddnpt the bel
amendments; - S . o

o NC?W THEREF@RE thls
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nce as Exhibit 1" and as more specificall (destyibed as
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South along the Eaat !lne of sau:l Settion 10 to the Southeast csrner of the ilﬂrthaa;t orne- . . - ';_f-_s. :
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quarter af ’é‘i’EE Sauﬂ‘neagt one-quarter (NE% SE%. ); tham:e West along the South Iiﬂa of sald

- NEY SEY to the Southwest comer theresf; thence North along the West line of said NE%.

SE% %@ ﬁ'ﬂ% Northwast comer thereu; thence Wast along the South line of the North one-half

(N ) of said Section 10 to the Soutivwest comer of the East one-hall of the Northwest one-

. quarter (E5% NW); thence North aiong the West iine of said E¥ MW to the Nerthwest comer

thereof; thence Mirih on the West line of the East one-half of o Soutmvest one-quantsr (E%
SW5) of aid Section 3 to the Nerthwest comer tharaof, thence East atong the. Naﬁh !ina gf

tha %@1 Enénhalf ‘}é) of said Section 3 to fhe Point of &amnning
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1. Thgéfﬁamprehaﬁgive Pian as amended provides thét rural residential and
nonresource developmetit shall occur south of Highway 126 and generally north of Powell
Buttes, and west of Stillhan Road and east of Study Area 2-2.

‘ The specific arejs to be reclassified and rezoned are those areas designated as Areas
.12, 2-1 (as amended), 2-2 (as amended), 2-3 (as amended), and 2-4 (as amended). These =
- “greas ars specifically d2scribed in Ordinances 126 (Area 2-3); 127 (Area 2-4); 128 (Area 2-1);
130 (Area 1-2); and 132 (Area 2-2). The land contained within these areas is herginafter .
" refamed to as “the Ared to be rezoned.” ~ P SRR R
~ Except for gseé?pennitted outright and by conditional use in the EFU-3 Zone, other
lands shall be maintained as exclusive farm use consistent with Pelicy 2 below. Rezonings of
land otiier than “the Area to be rezoned” are inconsistent with the Comprehensive Plan. in this
regard, Ordinances 131 (Area 1-1) and Ordinance 133 (Area 3-1) are repeaied by separate
. ordinances because the rezoning of that land is inconsistent with this provision of the =, -
~ Comprehensive Plan. Ordinance No. 134 which pertains to Area 3-2 is being repezied as that
area is being reserved for the City of Prinaville's future industrial growth. Y

1

"2 The County will not initiste additional exceptions or nonresourca designations:

within the Powell Butte Study Area until the next periodic review. The foregoing does not - -~ ..
create an expeciation that rezonings will necessarily occur at the next periodic plan review and
doas not craate an obligation on the part of the County to rezene any EF Uland atany time. -
The Courity may, however, consider a proposal(s) to expand the urban growth boundary of the.
City of Prineville in conjunction with an annexation into Area 3-2 for the purpose of providing- .«
an adequate supply of industrial land prior to the next periodic review. SR

3. - .The land north of Highway 126 shall be retained as exclusive farmuse asthat "
land is composed of large parcels and contains less rural residential development than the <
area south ¢f the highway. For the purpose of this policy, all of Area 1-2is deernedtobe .~ -
located south of the Highway 126, notwithstanding that a small portion of Area -2 is physically
located to the north of that Highway. . = L MR L

L

4. The County shall adopt a new rural residential zoning district for Area 2-4 which:
imposes a density and minimurn lot size consistent with Section Two of this Ordinance.

L . Thie 2oning ordinance for Area 2-4 shall coniain a 250-foot setback requirement.
from adjacent exclusive farm use zoned fand. | S T

This setback shall not apply when the adjacent fand isownedbya
governmental entity, e.g. the Bureau of Land Management, or is adjacent to fand already
approved for non-farm use. - : __

In those cases, the minimum setback shall be the setback already established
for dwellings in an EFU zone or if no such setback has been estatlished, then the setback
shall be and hereby is established as one hundred {100) fest. A

The 250 foot setback shall be adopted simultaneously with adopting the new
zoning ordinance. If the imposition of this setback makes land undevelopable, then Crook
County shall require the maximum achievable setback. ' .




, The Gaunty zhall mvesugate declanng an ardmanc.a walahgn tobea’ nuxsanc.e
thereby allawmg a pnva*e party to brmg suit Enfgrclng the c@unty’s c:rdmance pmvmxaﬁs

Bi The County shall requzre asa condman af developraent apprcwal that all new
rural residential development in the Powell Butte area Qay system development charges
- (8DC's) necessitated by Powell Butte rural re Sld?ﬂtlal de:v;.lopment The County c;umantly
funds road improvements from the eamings it receives from invested. timber receipts. - Pm:r to
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cover ore hundred percent (1 00%) of the apphcable road ¢apital lmpmvempnta requured tg :
, suppoli new rura! resud&ntlal development in F’awell Buite. .

in this :egard the County shall promptly adclpt a system deveiapment charge
ﬂfﬁm&ncg to assess a road system development charge on new development. The. amount af
this system devesupmgnt charge shall be sufficient to re::nver a sngnlﬁ;gnt paﬁmn of the capntal
costs of road improvements required as a result of rurz] residential deve.cpment in Powell

Butte. Nothing in this ordinance shall prec!ude the County from applying system dev&lapment S

“charges to other classes of property or in other areas of Crook County. in the evem that
. developer desires’ to proceed with development prior to the adoption of the system
" development c.harge ordinance, he orshe shall pay the sum of $2,000 per singie fan‘nly
“dwelling at the time of building permit issuance.. In the event that the adopted system (>
. development charge is less than $2,000, the dﬁference shall be refunded to the developer
© . without interest. Inthe event that the gdepted gystem development charge exc:&&ds 32 000, -
- the gevalapér :haﬂ be nhllgaied tﬁ pay the dlfferanse - SEee
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. Si ' The mmng ﬂrdmances shall requ;re deveh:pers to e;;ﬂ;:,ztﬂ ;gvenan;s g:f
nomemgnsirance iry respect to all farm operations in favor of adjacent EFU land: Tﬁasg
covenants shall be in the form of equitable servitudes and shall be binding on ail heirs,
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Sectlcm chur This grdmsnce shall serve as the C’.cunty s dEElthn on remand from Va
LL!EA LsESE Nos. 95—221 and 98-224

Sem‘an Fwe ThlS ardmaﬁr.e shall become eﬁecﬂve 1rnrnema?sly as gn erﬂergency
exists. -- » i
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Attachment C

Crook County, Oregon

Disclaimer: CROOK COUNTY MAKES NO WARRANTY OF ANY KIND, EXPRESSED OR IMPLIED,
INCLUDING ANY WARRANTY OF MERCHANTABILITY, FITNESS FOR A PARTICULAR PURPOSE, OR
ANY OTHER MATTER. THE COUNTY IS NOT RESPONSIBLE FOR POSSIBLE ERRORS, OMISSIONS,
MISUSE, OR MISINTERPRETATION. COUNTY DIGITAL INFORMATION IS PREPARED FOR
REFERENCE PURPOSES ONLY AND SHOULD NOT BE USED, AND IS NOT INTENDED FOR, SURVEY

OR ENGINEERING PURPOSES OR THE AUTHORITATIVE AND/OR PRECISE LOCATION OF ( rOOk ( Ounty ( IS
ENTATION IS N

GEOGRAPHIC INFORMATION SYSTEMS

UPDATED AS SCHEDULES AND RESOURCES PERMIT. PLEASE NOTIFY CROOK COUNTY GIS OF ANY
ERRORS (541) 416-3930,




