2021 Island County Conservation Futures Fund
Lone Lake Shoreline and Farmland Protection
Sponsor:

Whidbey Camano Land Trust

Contact:
Address:

Ryan Elting
765 Wonn Rd C-201
Greenbank, WA 98253
360-222-3310
ryan@wclt.org

Phone:
E-mail:

Project Budget Summary:
Total Land Value (Estimate)

$800,000

Total Costs of Services (staff time, appraisal, survey,
Environmental Assessment, interpretive signs, fencing, etc.)

$40,000

Total Project Cost

$840,000

CFF Amount Requested in 2021

$790,000

Parcel Numbers:
R32907-358-4910, R32907-233-4970, R32907-200-4970, R32907-413-4420, R32907-330-4660
Landowner Names:
Raynard Olsen Gabelein and Beverly Jean Gabelein, Trustees of The Gabelein Family Trust
Landowner Contact Information: (Please use Land Trust project manager as contact point.)
Primary Contact:
Mailing Address:
Phone:
E-mail

Ryan Elting, Conservation Director
765 Wonn Road C-201, Greenbank, WA 98253
(360) 222-3310
ryan@wclt.org
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Project Description:
The Whidbey Camano Land Trust proposes to acquire an agricultural conservation
easement on approximately 37 acres of productive farmland and critical wildlife habitat
along Lone Lake’s south shoreline (the Property or Project). The conservation easement is
the first phase of a larger effort to permanently protect additional historic working lands
that include prime farmland soils, forest, wildlife habitat and a scenic landscape in public
view. The Property in this proposal is held in one ownership by the Gabelein Family Trust.
The Property has been in farming since 1887, and trustees of the Gabelein Family Trust are
third generation landowners. A majority of the soils on the subject parcels are classified by
the United States Department of Agriculture as “prime farmland if irrigated”. The
Property’s pastures are consistently rotated and the quality of hay is high, as is necessary
for winter feed to support the family’s small-scale cattle operation and sale of any excess
for horse feed. Past agricultural enterprises have included beef cattle, hay, and chickens.
Lying along the south shore of Lone Lake, this area serves as habitat for an array of wildlife
ranging from amphibians to bird and mammal species. The Property is part of an
important north-south corridor between Lone Lake and Deer Lagoon, the latter an
Audubon Important Bird Area. The open fields and adjacent forest provide needed
foraging, breeding and nesting sites for many species, between Lone Lake and Deer
Lagoon.
One of the Project’s most obvious public benefits is the scenic views it provides. The
Property’s rolling topography and pastoral landscape are part of the iconic backdrop along
Bayview Road, one of the main roads leading to the City of Langley. Moreover, Island
County Parks manages a popular public lake access point directly across Lone Lake from
the Project site, from which the subject Property provides highly scenic views.
The landowners desire to keep the Property in agricultural use; their lands have been
carefully stewarded and protected for three generations, but without conservation
easements, this protection is not guaranteed. Development in the future is highly likely;
there is already a high-density residential subdivision to the east and as evidenced by
South Whidbey’s other two lakes, shoreline residential property is attractive and in
demand. In 2014, the landowners worked with the Whidbey Island Conservation District
to complete an NRCS-compliant Farm Conservation Plan and have followed the
management guidelines since that time, while expanding the available cropland on the
farm through conversion of forestland to agricultural fields to enhance long-term farm
viability for future generations.
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ESTIMATED PROJECT BUDGET
ISLAND COUNTY CONSERVATION FUTURES FUND
PROPOSED PROJECT APPLICATION
PROJECT
NAME

Lone Lake Shoreline and Farmlands Protection

Category

CFF

Salaries and Benefits
Consultants/Sub-Contracting
Goods and Services*
Travel & Per Diem
Other
Total Planning

$
$
$
$
$
$

Salaries and Benefits
Consultants/Sub-Contracting
Goods and Services*
Travel & Per Diem
Other
Total Maintenance / Operations

YEAR 2021

Other Funding Sources

Total Funding

-

$
$
$
$
$
$

-

$
$
$
$
$
$

-

$
$
$
$
$
$

-

$
$
$
$
$
$

-

$
$
$
$
$
$

-

Salaries and Benefits
Consultants/Sub-Contracting
Goods and Services*
Travel & Per Diem
Other
Total Management & Admin

$
$
$
$
$
$

-

$
$
$
$
$
$

-

$
$
$
$
$
$

-

Technology Capital Items*
Technology Supplies*
Equipment*
Other
Total Equipment

$
$
$
$
$

-

$
$
$
$
$

-

$
$
$
$
$

-

Planning

Maintenance &
Operations

Management &
Administration

Equipment

Property Acquisition

Conservation Easement Purchase $750,000

$ 50,000 land value donation

$800,000

Appraisal and Survey Costs

$ 40,000

$ 0

$ 40,000

Total Acquisition Costs

$790,000

$ 0

$840,000

Total Budget

$790,000

$50,000

$840,000

* For all line items listed with "*", please provided an attached detailed list of items and costs
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Project Narrative:
A. CONSERVATION VALUES & RESOURCES:
1. Rarity of resources or habitats protected: The Gabelein Family Trust property
(“Property”) is part of an important north-south habitat corridor between Lone Lake and
Deer Lagoon, the latter an Audubon Important Bird Area. In particular, birds travelling
between Lone Lake and Deer Lagoon use the open fields and adjacent wetlands and
forest for important foraging and nesting habitat.
Lying along the southwest shore of Lone Lake, the entire project area is important
habitat many species of birds, amphibians, and mammals. The landowners have
identified the following wildlife on the properties: salamanders, western painted turtles,
frogs, Pileated woodpeckers (a state-sensitive species), various raptors, songbirds and
waterfowl, otters, beaver, and coyotes among other common species like raccoons,
crows, and deer.
a. Significance of resources protected: Water quality in Puget Sound is a growing concern
as the increase in development and impervious surfaces has resulted in the increase of
ground water contaminants and accelerated flow of water runoff into the Sound.
Limiting development and impervious surfaces on these properties will have a great
benefit to Puget Sound as water from Lone Lake and the surrounding watershed drain
into Deer Lagoon via a ditch running through the Gabelein Family Trust property.
Protecting this resource is a priority for the Land Trust. The area falls within the Land
Trust’s Useless Bay Priority Area in close proximity to the 54-acre Useless Bay East
conservation easement and Deer Lagoon, the majority of which is protected by Island
County and Washington State Parks.
In recent years, the County and State, as well as local residents, have had to invest time
and resources in dealing with recurring blooms of toxic algae in Lone Lake, particularly
during the warmer months. Preventing additional dense development around Lone
Lake through placement of a conservation easement, will limit additional contributions
of stormwater runoff and associated nutrient inputs to the system, which have led to
the current situation. The Project will protect 1,400 feet of Lone Lake shoreline.
The aquifer susceptibility on these properties is a combination of “moderate” to “high”
according to Island County’s Water Resource Management Plan. In addition to
removing future development potential, the conservation easements will also restrict
the overall amount of impervious surfaces, keeping the land open for aquifer recharge.
Preventing further development at the project site also protects ground water resources
Page 4 of 26

by removing the additional demand for ground water that is associated with increased
development.
The farm’s Conservation Plan also address resource concerns surrounding water usage
and water runoff and have various recommendations that the landowners are working
with the Conservation District on including manure and fertilizer management and field
rotations. Limiting development and managing the farm according to a Conservation
Plan are two effective measures that reduce the amount and the impact of surface
water discharge.
2. Working farm and agricultural:
a. Agricultural soils quality and condition: A majority of the soils on the subject parcels
are classified by the United States Department of Agriculture as “prime farmland if
irrigated”. Prime Farmland soils are of national importance for meeting the nation’s
needs for food and fiber. As stated in the 2014 Farm Plan, soils of the Gabelien Family
Trust property consists of the Indianola, Utsalady, and Uselessbay, which originated
from coarse textured glacial outwash sediments. To further maximize the utility of the
soils for agricultural uses, the landowners have invested heavily in the expansion of
available land for hay production as well as necessary drainage infrastructure
improvements to support long-term resource sustainability.
b. Resource suitability for current and long-term agricultural production, existing and
future agricultural income: The Gabelein Family Trust property has been owned and
successfully farmed by the same family since the 1880s and is managed to ensure viable
long-term agricultural use. Current agricultural uses on the property are primarily beef
and hay production. While the operations are on a small scale, the products are of the
highest quality and meet a local demand, and with the recently increased amount of
available land for production, nearby residents will also be able to purchase hay for
livestock and support the local economy of Island County. In addition, the majority of
the farm related infrastructure is confined within a historic and centralized location to
support both current and future agricultural viability of a diverse suit of farming
operations. Furthermore, the landowners are interested in constructing a new barn to
support future expansion of diversified agricultural activities.
c. Site significance for agricultural sustainability, locally, regionally, or state-wide: Over
the last century, the conversion of farmland to non-agricultural uses has increased. As
the average farm size in Island County continues to decrease, large tracts of farmland
like those found on the Gabelein Family Trust property and the scenic qualities they
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provide, have become scarce throughout Island County and the overall greater Puget
Sound region.
B. APPROPRIATE PUBLIC USE AND ENJOYMENT:
Because these are private, working lands, actual public use of the property is not part of the
proposed project. However, the Property provides an impressive scenic backdrop
consisting of working forest and farmland, with 1,400 feet of Lone Lake shoreline, which is
highly visible from County’s public access point on the north (opposite) side of Lone Lake.
This is one of the few places for freshwater recreation on Whidbey Island, and the visitor
experience is greatly enhanced by the scenic backdrop provided by the Property to the
south. Furthermore, the picturesque, pastoral views across the property from Bayview
Road, one of the main entrances into the City of Langley, are enjoyed by residents and
visitors alike. These experiences (as well as water quality) would be significantly degraded
by four additional homesites along the lakefront.
C. PLAN CONSISTENCY AND PARTNERSHIPS:
Protection of the Lone Lake Shoreline and Farmland Protection parcels is consistent with the
following local and regional plans, as well as the local, state, and national plans listed in
Exhibit(s) F - J.
1. Island County Comprehensive Plan (ICCP):
Protection of the Gabelein Family Trust property, with its significant agricultural resource,
wildlife habitat, wetlands, upland forest, and scenic vistas will further several goals of the
Island County Comprehensive Plan. These goals include:
a) Natural Resources Element:
Goal 1:

Safeguard the natural environment as an integrated system where the land,
water, and air resources interact creating a balanced environment for all life
on the islands.

Goal 3: Protect wetlands from a net loss in functions.
Goal 4: Protect Fish and Wildlife Habitat Conservation Areas.
Goal 7:

Manage and protect ground water and provide for resource protection though
a common goal of non-degradation for existing and future residents of Island
County.
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Goal 8: Protect aquifer recharge areas from contamination and ensure long-term
recharge potential.
Goal 10: Conserve a variety of natural lands, in both public and private ownership, for
the enjoyment and economic benefit of current and future residents of Island
County.
Goal 11: Prioritize the protection of natural lands that coincide with other valuable
resources, including ecological, historical, agricultural, recreational, and
cultural lands.
Goal 12: Protect natural, scenic, cultural, and historic lands as community assets.
Goal 13: Continue to promote active public involvement in the conservation or
protection of important natural lands.
b) Land Use Element:
Goal 10: Create an area where rural agricultural activities are encouraged to occur with
residential uses while preserving rural character and maintaining open space
as the dominant characteristic.
Goal 12: Ensure the long-term conservation of natural resource lands, and prelude land
uses and developments that are incompatible within natural resource lands,
while allowing existing and ongoing resource management operations and
preserving long-term commercial viability of those uses.
c) Parks and Recreation Element:
Goal 2: Provide low-impact/passive outdoor recreation opportunities throughout the
County. (historic viewshed protection)
Goal 4: Acquire lands that conserve priority habitat and natural resources, preserve
open space, improve beach access, maintain island character, and improve
and expand passive outdoor recreational opportunities for public enjoyment.
d) Economic Development Element:
Goal 1: Encourage diverse economic development consistent with adopted
comprehensive plans.
2. Documented support for this project by planning partners, other organizations, and
citizens:
There is a long history of community driven conservation efforts at Lone Lake and local
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support for the project will be strong. Most recently, a coalition of local residents, with
County and State support have developed a lake restoration plan to handle recurring water
quality issues, efforts that will be furthered by this Project. Protection of Lone Lake
Shoreline and Farmland has had long-term support from local individuals and the Whidbey
Audubon Society, and the Land Trust will work with the Whidbey Island Conservation
District to ensure that the conservation easements are written in concert with the
completed Conservation Plan.
D. POTENTIAL FOR LOSS:
1. Immediacy and magnitude of potential loss of areas identified as having long-term rural
significance or land suitable for conservation.
Fifty-five years ago, the land surrounding Lone Lake was predominantly farm and forest,
with five dairy farms and only ten houses on its shores. Today, the Gabelein Family Trust
farmland (and the neighboring properties that are future phases of this project) on Lone
Lake are the last of their kind on any of south Whidbey Island’s lakes. Current and previous
generation have refused offers from developers because of their desire to keep the land in
family ownership. If the land within the project area were to be developed, a significant
amount of the lake’s shoreline, comprising its most scenic views, would be lost.
The development of property would destroy the agricultural resource, connectivity of the
other protected lands in this area, and significantly impact water quality, and wildlife
habitat. The Lone Lake Shoreline and Farmland Protection project will permanently remove
four development rights from the project area and prevent the loss significant agricultural
and scenic resources on Whidbey Island, thereby permanently preserving critical resources,
rural character and scenic qualities of the Island.
2. Immediacy of acquisition timing: opportunity with landowner and leveraged funding.
While none of the current landowners have the desire to sell their properties, they are
strongly motivated to protect their land now before continued development pressure wears
down current family members or future generations, essentially removing the last, large
remaining stretch of open space along the shoreline.
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E. ASSESSMENT OF STEWARDSHIP VIABILITY:
1. Stewardship needs are identified and adequately addressed with an appropriate
management plan or application includes funding request for management plan:
Whidbey Camano Land Trust is an independent, national accredited, 501(c)3 nonprofit
organization working to protect the islands’ most important lands and waters for future
generations. Since its inception in 1984, the Land Trust has permanently protected
important island lands and waters and successfully developed, managed, and implemented
numerous Island County Conservation Futures Program protection projects. The Land Trust
maintains a stewardship fund to cover the costs of monitoring and enforcement of all its fee
owned and conservation easement properties in perpetuity and has insurance to cover any
potential legal issues that may arise over time.
As part of the Lone Lake Shoreline and Farmland Protection project, the Land Trust will
develop a baseline report that documents the current use and condition of the property.
The Land Trust will monitor the property at least once a year in perpetuity to ensure that
the landowners are adhering to the terms of the easement, which includes following their
approved management plan, and to document any changes to the use or condition of the
property. If the Land Trust determines that the landowners are in violation of the terms of
the easement it will take steps to enforce compliance which could include legal action if
necessary. Funding for developing the baseline documentation report is available through
matching grant resources.
2. Potential risks and liabilities to protect long-term conservation values and resources are
identified and adequately addressed:
Protection of the property and the required annual monitoring should prevent most
foreseeable risks and liabilities. Monitoring of the Property’s existing residential and
agricultural improvements will require modest resources from Land Trust stewardship staff
in the future. Under the conservation easement the property could not be subdivided and
must remain in the ownership of a single entity.
Identifies long-term costs of maintenance and capital improvements (if any) and are
adequately addressed:
Under the conservation easement, the private landowner remains responsible for
maintenance and capital improvements.
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F. FINANCIAL STRATEGIES:
1. Acquisition cost efficiencies and financial strategy (including matching contributions) to
leverage use of funds:
There is a notable cost efficiency in the allocation of public resources to purchase a
conservation easement on the Gabelein Family Trust property now and obligate the Land
Trust to monitor and enforce the conservation values in perpetuity. The subject property is
zoned Rural Agriculture with allowance for one residential development right per 10 acres
(five total residences including one existing) and is currently classified in the open
agricultural tax classification. Island County zoning limits development potential, but zoning
is not permanent, and lake front properties are in high demand. The purchase price of a
conservation easement is reasonable for the amount economic and ecological value gained
from protecting these viable agricultural and highly visible, scenic lands that will otherwise
eventually convert to at least four homesites, and potentially be susceptible to higherdensity residential development. The subject parcels are nearly adjacent to the Lakeview
Terrace subdivision, and without permanent protection under a conservation easement,
future demands will result in pressure to convert the Project lands into additional lake front
homes, that would jeopardize the economic vitality and ecological integrity of a significant
natural resource.
Acquiring a conservation easement on the subject parcels is the most cost-effective way to
preserve productive agricultural resources, wetlands, and riparian habitat that enhance
water quality and support numerous species of wildlife. Costs associated with long term
stewardship will be the responsibility of the Land Trust and funded through private
donations and future grants.
The Land Trust is acquiring the minimum controlling interest by purchasing conservation
easements. As discussed in this Section F, the Land Trust also secures funds for its longterm stewardship and legal defense responsibilities related to upholding the easements.
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2. Strategy for managing future costs, liability and risk issues (for example, acquisition of
minimum controlling interest).
The Land Trust has not identified any notable risks or liabilities related to protecting the
long-term conservation values and resources of the property. The landowner will be
responsible for the long-term management and maintenance of the site. The Land Trust
has a Stewardship Reserve Fund, Legal Defense Fund, and legal defense insurance, all of
which help ensure the Land Trust’s ability to monitor and enforce the conservation
easement in perpetuity.
In addition, the Land Trust has a robust volunteer program that currently engages 250
volunteers per year who contribute more than 4,500 hours to steward Land Trust
properties and conservation easements. The Land Trust will coordinate with local area
volunteers who have expressed interest in adopting future conservation properties as
volunteer Site Stewards if the site is successfully protected.
In order to prevent habitat degradation and site alteration that would compromise the
agricultural and water resources of the property, conservation easement acquisition is the
minimal controlling interest feasible.

Page 11 of 26

Exhibit A: Project Map
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Exhibit B: Location Map
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Exhibit C: Vicinity Map
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Exhibit D: Parcel Map
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Exhibit E: Soils Map
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Exhibit F. Zoning Map
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Exhibit G: Project Location in Relation to Wetlands

Project
Location

Island County 2036: 2016 Comprehensive Plan Update, December 13, 2016.
https://www.islandcountywa.gov/Planning/2016CompPlan/2016_06-NaturalResources.pdf
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Exhibit H: Project Relation to Critical Aquifer Recharge Areas

Project
Location

Island County 2036: 2016 Comprehensive Plan Update, December 13, 2016.
https://www.islandcountywa.gov/Planning/2016CompPlan/2016_06-NaturalResources.pdf
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Exhibit I: Project in Relation to Island County Properties in Agricultural Tax Program

Project
Location

Island County 2036: 2016 Comprehensive Plan Update, December 13, 2016.
https://www.islandcountywa.gov/Planning/2016CompPlan/2016_01-LandUse.pdf
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Exhibit J: Project in Relation to Island County Parks & Recreation Habitat Conservation
Priorities for Parks Acquisition

Project
Location

Island County 2036: 2016 Comprehensive Plan Update, December 13, 2016.
https://www.islandcountywa.gov/Planning/2016CompPlan/2016_07-Parks.pdf

Page 21 of 26

Exhibit K: Project Location in Relation to Existing Park System – South Whidbey

Project
Location

Island County 2036: 2016 Comprehensive Plan Update, December 13, 2016.
https://www.islandcountywa.gov/Planning/2016CompPlan/2016_07-Parks.pdf
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Exhibit L: Lone Lake Shoreline and Farmland Protection Project Photos
Photo 1.

View of Lone Lake from Gabelein Family Trust property with public access point visible in background

Photo 2.

View of Gabelein Family Trust property and adjacent farmland from South Country Lane
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Photo 3.

View of Gabelein Family Trust farmland with Lone Lake visible in background
Photo 4.

Southeast view from Gabelein Farmily Trust property with Bayview Road visible in background
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Photo 5.

Southern view of Gabelein Family Trust farmland with cattle visible in foreground
Photo 6.

View of Lone Lake from public access point with Gabelein Family Trust property visible in background
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Exhibit M: Local, Regional, and National conservation plans supported by the project
Management Plan or Effort

How this Project Helps Implement its Goals

Local Plans:
Island County - Critical Areas Plan
and Comprehensive Plan

Area of local importance: critical aquifer recharge
area

State/Regional Plans:
Pacific Coast Joint Venture Strategic
Plan

The Project advances the Plan stated goal of 1,575
acres of habitat protection on Whidbey Island to
secure critical wetlands, tidelands, and associated
upland habitats by 3%

Conservation Strategy for Landbirds
in Lowlands & Valleys of West OR &
WA

Preserves snags, dense understory shrub layer,
subcanopy and large canopy trees in the Project
uplands

National/International Plans:
North American Waterfowl
Management Plan
U.S. Shorebirds Conservation Plan

North American Waterbird
Conservation Plan

Project furthers multiple population and habitat
objectives and protection, restoration and
enhancement goals for the Region by protecting key
habitats that needed by waterfowl
Project addresses the goal of maintaining adequate
quantity and quality of habitat to support the array
of shorebirds that use this critical flyway
Protection allows the opportunity to restore
habitats that support the life cycle needs of
waterbirds
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