File Number : _HBQJ;?'Q'OCﬂ

COOS COUNTY CONDITIONAL USE LAND USE APPLICATION

SUBMIT TO COOS COUNTY PLANNING DEPT. AT 60 E. SECOND STREET OR MAIL TO:
COOS COUNTY PLANNING 250 N. BAXTER, COQUILLE OR 97423. EMAIL
PLANNING@CO.COOS.OR.U'S PHONE: 541-396-7770

If the fee is not included the application will not be processed
(If payment is received on line a file number is required prior to submittal)

[340]
Date Received: L' ! &) I 2y Receipt #: Mm(_—{ﬁ Amoum:mﬁka-__ Received by: g g.CcurT'

This application shall be filled out electronically. If you need assistance please contact staff.
Applications shall be submitted by the property owner or a purchaser under a
recorded land sale contract. “Property owner” means the owner of record, including a contract purchaser.
The application shall include the signature of all owners of the property.
A legal representative may sign on behalf of an owner upon providing evidence of formal legal authority to sign.

SR e e poth g 3 3
JINNORMATION . s

Mailing address: 57744 ROUND LAKE ROAD, BANDON OR 97411.

Phone: 541-347-5870 Email:  remy@bandondunesgolf.com
Township: Range: Section: % Section: 1/16 Section;: Tax lots:
Select Select Select Select Select SEE ATTACNED APP ADDENDUM
Select Select Select Select Select
Tax Account Number(s): SEE ATTACHED Zone: Select Zone Please Select

Tax Account Number(s) Pl Sel
ease delect

B. Special Districts and Services
Water Select type of Water Service Sewage Disposal Select type of Sewage System

School Coos Bay Fire District  Select Fire District
C. Type of Application (s) please consult with staff to determine prior to submittal

Administrative Conditional Use for

Hearings Body Conditional Use for ReGULATION GOLF COURSE
Historical, Cultural and Archaeological Resources, Natural Areas of Wilderness

Beaches and Dunes
Non-Estuarine Shoreland Boundary
Significant Wildlife Habitat

Natural Hazards
I:I Flood D Landslide D Liguefaction I:' Erosion D Wildfires

Airport Surfaces Overlay
D Variance to which standard

HEEREENE

Include the supplemental application with all criteria addressed. If you require assistance with the
criteria please contact a land use attorney or professional consultant. Property information may be
obtained from a tax statement or can be found on the County Assessor's web page at the following links:
Map Information Or Account Information
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D. ATTACHED WRITTEN STATEMENT. With all land use applications, the “burden of
proof™ is on the applicant. It is important that you provide information that clearly describes the
nature of the request and indicates how the proposal complies with all of the applicable criteria
within the Coos County Zoning and Land Development Ordinance (CCZLDQ). You must address
each of the Ordinance criteria on a point-by-point basis in order for this application to be deemed
complete. A planner will explain which sections of the Ordinance pertain to your specific request.
The information described below is required at the time you submit your application. The processing
of your application does not begin until the application is determined to be complete. An incomplete
application will postpone the decision, or may result in denial of the request. Please mark the items
below to ensure your submittal is complete.

Application Check List: Please make off all steps as you complete them.
. l PROPOSAL AND CRITERIA: A written statement of intent, attached to this application, with necessary supporting
evidence which fully and factually describes the following:

1. Project summary and details including timelines.
2. A complete explanation of how the request complies with the applicable provisions and criteria in
the Zoning Ordinance. A planner will explain which sections of the Ordinance pertain to your
specific request. You must address each of the Ordinance criteria on a point-by-point basis in order
for this application to be deemed complete. This shall be addressed on the supplemental criteria
page (see staff for criteria).
1L PLOT PLAN OR SKETCH PLAN: A detailed drawing delineating the following:
Owner's name, address, and phone number, map and Tax lot number
North Arrow and Scale - using standard engineering scale.
Accurate shape and dimensions of parcel, development site, including the lengths of the all property lines.
Any adjacent public or private roads, all easements and/or driveway locations. Include road names. Driveway
location and parking areas, including the distance from at least one property line to the
intersection of the driveway and the road (apron area);
» All natural features, which may include, but are not limited to water features, wetlands, ravines, slope and
distances from features to structures.
 Existing and proposed structures, water sources, sewage disposal system and distances from these items to each
other and the property boundaries.

. III. DEED: A copy of the current deed, including the legal description, of the subject property.

. IV. CERTIFICATION: I certify that this application and its related documents are accurate to the best of my
knowledge. I am aware that there is an appeal period following the date of the Planning Director’s decision on
this land use action. I understand that the signature on this application authorizes representatives of
the Coos County Planning Department to enter upon the subject property to gather information pertinent to this
request. If this application is refereed directly to a hearings officer or hearings
body I understand that | am obligated to pay the additional fees incurred as part of the conditions
of approval. I understand that I/we are not acting on the county’s behalf and any fee that is a result
of complying with any conditions of approval is the applicants/property owner responsibility. I understand that
conditions of approval are required to be complied with at all time and an violation
of such conditions may result in a revocation of this permit. If the property owner would like staff
to contact a legal representative or consultant please provide the contact information using a
consent form.

PROFERTY O ji&GNm URES REQUIRED FOR PROCESSING

»\m bia W
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File Number :

COOS COUNTY CONDITIONAL USE LAND USE APPLICATION

SUBMIT TO €CO0S COUNTY PLANNING DEPT. AT 60 E. SECOND STREET OR MAIL TO:

CO0S COUNTY PLANNING 250 N. BAXTER, COQUILLE OR 97423. EMAIL
“ PLANNIA G CO.COOS.0R.US PHONE: 541-396-7770

o If the fee is not included the application will not be processed
(If payment is received on line a file number is required prior to submittal)

Amount: Received by:

Date Received: Receipt #:
This application shall be filled out electronically. If you need assistance please contact staff.
Applications shall be submitted by the property owner or a purchaser under a
recorded land sale contract. “Property owner” means the owner of record, including a contract purchaser.
The application shall include the signature of all owners of the property.
A legal representative may sign on behalf of an owner upon providing evidence of formal legal authority to sign.

‘A. Property Owner(s) OCEAN RIVER LLC
Mailing address: 37744 ROUND LAKE ROAD, BANDON OR 97411.

Email:  yemy@bandondunesgolf.com

LA

Phone: 54]1-347-5870

Township: Range: Section: Y% Section: 1/16 Section: Tax lots:
Select Select Select Select Select SEE ATTACNED APP ADDENDUM
Select Select Select Select Select
Tax Account Number(s): SEE ATTACHED Zone: Select Zone Please Select
Tax Account Number(s)
Please Select
B. Special Districts and Services
Water Select type of Water Service Sewage Disposal Select type of Sewage System
School Coos Bay Fire District  Select Fire District

C. Type of Application (s) please consult with staff to determine prior to submittal

Administrative Conditional Use for

Hearings Body Conditional Use for REGULATION GOLF COURSE
Historical, Cultural and Archaeological Resources, Natural Areas of Wilderness

Beaches and Dunes
Non-Estuarine Shoreland Boundary
Significant Wildlife Habitat

Natural Hazards
DF}ood D Landslide D Liquefaction I:I Erosion D Wildfires

Airport Surfaces Overlay
L__l Variance to which standard

Include the supplemental application with all criteria addressed. If you require assistance with the
criteria please contact a land use attorney or professional consultant. Property information may be
obtained from a tax statement or can be found on the County Assessor's web page at the following links:

Map Information Or Account Information
Coos County Land Use Application - Page 1
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D. ATTACHED WRITTEN STATEMENT. With all land use applications, the “burden of
proof” is on the applicant. It is important that you provide information that clearly describes the
nature of the request and indicates how the proposal complies with all of the applicable criteria
within the Coos County Zoning and Land Development Ordinance (CCZLDO). You must address
cach of the Ordinance criteria on a point-by-point basis in order for this application to be deemed
complete. A planner will explain which sections of the Ordinance pertain to your specific request.
The information described below is required at the time you submit your application. The processing
of your application does not begin until the application is determined to be complete. An incomplete
application will postpone the decision, or may result in denial of the request. Please mark the items
below to ensure your submittal is complete.

Application Check List: Please make off all steps as you complete them.
I. PROPOSAL AND CRITERIA: A written statement of intent, attached to this application, with necessary supporting
evidence which fully and factually describes the following: -

1. Project summary and details including timelines.
2. A complete explanation of how the request complies with the applicable provisions and criteria in
the Zoning Ordinance. A planner will explain which sections of the Ordinance pertain to your
specific request. You must address each of the Ordinance criteria on a point-by-point basis in order
for this application to be deemed complete. This shall be addressed on the supplemental criteria
page (see staff for criteria).
II. PLOT PLAN OR SKETCH PLAN: A detailed drawing delineating the following:
e Owner's name, address, and phone number, map and Tax lot number
e North Arrow and Scale - using standard engineering scale.
« Accurate shape and dimensions of parcel, development site, including the lengths of the all property lines.
« Any adjacent public or private roads, all easements and/or driveway locations. Include road names. Driveway
location and parking areas, including the distance from at least one property line to the
intersection of the driveway and the road (apron area);
¢ All natural features, which may include, but are not limited to water features, wetlands, ravines, slope and
distances from features to structures.
« Existing and proposed structures, water sources, sewage disposal system and distances from these items to each
other and the property boundaries.

II. DEED: A copy of the current deed, including the legal description, of the subject property.

IV. CERTIFICATION: I certify that this application and its related documents are accurate to the best of my
knowledge. | am aware that there is an appeal period following the date of the Planning Director’s decision on
this land use action. I understand that the signature on this application authorizes representatives of
the Coos County Planning Department to enter upon the subject property to gather information pertinent to this
request. If this application is refereed directly to a hearings officer or hearings
body I understand that I am obligated to pay the additional fees incurred as part of the conditions
of approval. I understand that I/we are not acting on the county’s behalf and any fee that is a result
of complying with any conditions of approval is the applicants/property owner responsibility. I understand that
conditions of approval are required to be complied with at all time and an violation
of such conditions may result in a revocation of this permit. If the property owner would like staff
to contact a legal representative or consultant please provide the contact information using a
consent form.

PROPERTY OWN $IGNXT URES REQUIRED FOR PROCESSING
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APPLICATION FORM ADDENDUM (PROPERTY INFO)

APPLICANT’S PROEPRTY DESCRIPTION
Township 29 S, Range 15 WWM Section 13

Tax Lot 600 Account #1239601
Tax Lot 1903 Account #1239606

Township 29 S, Range 15 WWM Section 24

Tax Lot 100 Account #1240300
Tax Lot 201 Account #1240601

Township 29 S, Range 15 WWM Section 25

Tax Lot 900 Account #1241700
Tax Lot 1000 Account #1241601
Tax Lot 1200 Account #1241602
ZONE DISTRICTS

The applicant’s entire tract (parcels identified above) is zone Exclusive Farm Use (EFU) with the
exception of a small segment of Minor Estuary Shoreland (MES) at the north end of the tract
along Two Mile Creek. There is no development proposed within the MES district.

HAZARD OVERLAYS

Segments of the property contain identified Hazard overlays, including Flood, Liquefaction, and
Wildfire. The tract also contains special consideration areas including Beaches and Dunes
Limited Development Suitability, Wetlands, and a Coastal Shoreland Boundary. The hazards and
special consideration have been addressed individually within the Applicant’s Exhibit A”.



APPLICANT’S EXHIBIT “A”

BANDON BIOTA, L.L.C.
CONDITIONAL USE APPLICATION

NEW RIVER DUNES GOLF COURSE

LOCATED IN SECTIONS 13, 24, AND 25 OF
TOWNSHIP 29 SOUTH, RANGE 15 WEST OF THE WILLAMETTE MERIDIAN IN
COOS COUNTY, OREGON

PROPOSAL AND BACKGROUND INFORMATION

This application is for a Conditional Use to allow a regulation 18-hole golf course with accessory uses in
the Exclusive Farm Use (EFU) zone district. The accessory uses, which are described in more detail
below, consist of a clubliouse/restaurant, an agronomy center/maintenance facility, a turn-stand
(combination restrooms/vendor’s facility), a minimum of two stand-alone restrooms, a caddy shack, a
driving range, a practice course, and the necessary parking/drop-off areas.

The applicant’s entire ownership (golf course tract) consists of 342 acres (See Applicant’s Exhibit “B’).
Of the 342-acre tract, approximately 165 acres will contain the regulation golf course, practice course, and
driving range. Approximately 115 acres of the regulation course, practice course and driving range will
contain tees, greens, and/or fairways, consisting of vegetated turf (fescue grass) that is meticulously
maintained (mowed and irrigated) for their intended use. Approximately 50 acres of the regulation course
will consist of intermediate areas (roughs) that also act as safety corridors. The intermediate areas are
initially contoured and then minimally maintained as open sand dune areas, tall grasses, and selected native
vegetation. There will be approximately 134-acres of open space land that contain natural dune formations
partially covered with native vegetation, approximately 20 acres of wetlands, and approximately 23 acres
of identified flood areas. While not utilized for golf, the open space, wetland and flood areas provide the
appropriate setting for a Scottish Links Golf Course, while supporting dune land vegetation and habitat for
native plants and wildlife.

At the north end of the ownership there is a segment zoned Minor Estuary and Shoreland (MES) that
contains Two Mile Creek. There is also a Coastal Shoreland Boundary overlay based on the FEMA flood
zone adjacent to the creek. The are wetlands scattered across the Golf Course that have been identified and
avoided during the design of the course. No development, fill, or removal is proposed in those areas of
special consideration (wetland) or natural hazard (flood zone).

Access to the property is by way of Boak Lane, which extends approximately one-half mile West from US
Highway 101 to the subject property. The first quarter mile of Boak Lane consists of a public right-of-way,
and the second quarter mile is a private access easement.
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The clubhouse/restaurant, practice range, caddy facility and parking are all proposed at the north end of the
course, with a turn-stand and restrooms located strategically throughout the course. The
agronomy/maintenance center will be located in the southerly half of the course along the easterly
boundary of the tract. The facility will be accessed via Hoffer Lane, which is located south of Boak Lane
and extends from Highway 101 to the golf course tract. Hoffer Lane is entirely owned by the applicant
under Bandon Biota, LLC.

PROPERTY CHARACTERISTICS

The golf course tract consists of approximately 342 acres of vegetated sand dune stretching north and south
for approximately two miles. There are 11 soil types contained within the tract that primarily consist of
either sand or sandy complex soil types. The soil types are described in further detail below. The
vegetation on the upland dunes primarily consists of the invasive species “gorse,” with a mixture of dune
grasses and other dune-type vegetation. The primary tree type is Shore Pine intermingled with various
types of conifers (primarily spruce) that are more predominant at the north half of the tract where the
topography splits the course. Land clearing for the course has restored open sand dune areas that existed
prior to the invasion of gorse.

There are approximately 20 acres of identified wetlands within the tract (See Applicant’s Exhibit “C”).
The predominant wetland areas are contained in the northerly half of the golf course and have been avoided
by all proposed golf-related development, including vegetated turf areas.

SURROUNDING LANDS

The proposed golf course is directly adjacent to Recreation (Rec) zoned land to the west (Bandon State
Park) and privately owned EFU land to the north, south, and east. The state ownership to the west consists
of vacant open space land. Although the park land is utilized for recreational use, large segments of the
park are inundated with gorse and are therefore inaccessible. It should be noted that the invasive species,
“gorse,” is a looming fire hazard to the surrounding area, and specifically to the City of Bandon, which has
been destroyed by fire on two separate occasions.

The lands to the north, south, and east are all zoned EFU. The EFU land directly adjacent to the golf
course tract contains two active cranberry operations. There are also two cranberry operations further east
and northeast of the proposed course. There appears to be a small blueberry operation to the east, and
pastureland that is owned by the applicant under Bandon Biota, LLC. Compatibility with nearby farm and
forest uses is thoroughly addressed below.

CONDITIONAL USE CRITERIA

Oregon Statutes

ORS 215.283 Uses permitted in exclusive farm use zones in non-marginal lands counties; rules,

(1) The following uses may be established in any area zoned for exclusive farm use:

NEW RIVER DUNES GOLF COURSE CONDITIONAL USE APPLICATION ' Page 2



APPLICANT’S RESPONSE: Coos County is a non-marginal lands county. The tract proposed for a golf
course is entirely zoned Exclusive Farm Use (EFU).

(2) The following non-farm uses may be established, subject to the approval of the governing body or its
designee in any area zoned for exclusive farm use subject to ORS 215.296:

APPLICANT’S RESPONSE: This application is for conditional use is subject to approval by the Coos
County Planning Commission. The Planning Commission is a designee of the governing body, aka, the
Coos County Board of Commissioners.

ORS 215.283(2)(f) Golf courses on land:
(A) Determined not to be high-value farmland, as defined in ORS 195.300 (10); or

(B) Determined to be high-value farmland described in ORS 195.300 (10)(c) if the land:
(i) Is not otherwise described in ORS 195.300 (10);
(ii) Is surrounded on all sides by an approved golf course; and
(iii) Is west of U.S. Highway 101.

APPLICANT’S RESPONSE: Subsection “B” above does not apply. ORS 195.300 (10) is addressed below
in its entirety including ORS 195.300 (10)(c).-

ORS 195.300 (10) “High-value farmland” means:

(a) High-value farmland as described in ORS 215.710 that is land in an exclusive farm use zone or a mixed
farm and forest zone, except that the dates specified in ORS 215.710 (2), (4) and (6) are December 6, 2007.

ORS 215.710 High-value farmland description for ORS 215.705.

(1) For purposes of ORS 215.705, high-value farmland is land in a tract composed predominantly of soils
that, at the time the siting of a dwelling is approved for the tract, are:

(a) Irrigated and classified prime, unique, Class I or Class II; or
(b) Not irrigated and classified prime, unique, Class I or Class II.

APPLICANT’S RESPONSE: The soil types for the land upon which the golf course is proposed are
attached as Applicant’s Exhibit “D.” The segment of the applicant’s ownership upon which the golf
course is proposed does not contain irrigated or non-irrigated prime, unique, or Class I or II soils.

(2) In addition to that land described in subsection (1) of this section, for purposes of ORS 215.703, hlgh
value farmland, if outside the Willamette Valley, includes tracts growing specified perennials as '
demonstrated by the most recent aerial photography of the Agricultural Stabilization and Conservation
Service of the United States Department of Agriculture taken prior to November 4, 1993. For purposes of
this subsection, “specified perennials” means perennials grown for market or research purposes including,
but not limited to, nursery stock, berries, fruits, nuts, Christmas trees or vineyards but not including seed
crops, hay, pasture or alfalfa.

NEW RIVER DUNES GOLF COURSE CONDITIONAL USE APPLICATION Page 3



APPLICANT’S RESPONSE: Aerial photographs confirm that on December 6, 2007 [195.300(10)(a)], the
subject tract upon which the golf course is proposed, does not contain lands growing specified perennials.
This criterion is satisfied.

(3) In addition to that land described in subsection (1) of this section, for purposes of ORS 215.705, high-
value farmland, if in the Willamette Valley, includes tracts composed predominantly of the following soils
in Class III or IV or composed predominantly of a combination of soils described in subsection (1) of this
section and the following soils:

(a) Subclassification Ille, specifically, Bellpine, Bornstedt, Burlington, Briedwell, Carlton, Cascade,
Chehalem, Cornelius, Cornelius Variant, Cornelius and Kinton, Helvetia, Hillsboro, Hullt, Jory,
Kinton, Latourell, Laurelwood, Melbourne, Multnomah, Nekia, Powell, Price, Quatama, Salkum,
Santiam, Saum, Sawtell, Silverton, Veneta, Willakenzie, Woodburn and Yamhill;

(b) Subclassification ITIw, specifically, Concord, Conser, Cornelius Variant, Dayton (thick surface)
and Sifton (occasionally flooded);

(c) Subclassification IVe, specifically, Bellpine Silty Clay Loam, Carlton, Cornelius, Jory, Kinton,
Latourell, Laurelwood, Powell, Quatama, Springwater, Willakenzie and Yamhill; and

(d) Subclassification IVw, specifically, Awbrig, Bashaw, Courtney, Dayton, Natroy, Noti and
Whiteson.

APPLICANT’S RESPONSE: The proposed golf course is not located in the Willamette Valley and
therefore, this criterion is not applicable.

(4) In addition to that land described in subsection (1) of this section, for purposes of ORS 215.705, high-
value farmland, if west of the summit of the Coast Range and used in conjunction with a dairy operation on
January 1, 1993, includes tracts composed predominantly of the following soils in Class III or IV or
composed predominantly of a combination of soils described in subsection (1) of this section and the
following soils:

(a) Subclassification Ille, specifically, Astoria, Hembre, Knappa, Meda, Quillayutte and Winema;
(b) Subclassification I1Iw, specifically, Brenner and Chitwood,;

(c) Subclassification IVe, specifically, Astoria, Hembre, Meda, Nehalan, Neskowin and Winema,;
and

(d) Subclassification IVw, specifically, Coquille.

APPLICANT’S RESPONSE: Aerial photographs confirm that on December 6, 2007 [195.300(10)(a)], the
segment of the applicant’s ownership upon which the golf course is proposed was not used in conjunction
with a dairy operation. This criterion is satisfied.

(5) For purposes of approving a land use application under ORS 215.705, the soil class, soil rating or other
soil designation of a specific lot or parcel may be changed if the property owner:

(a) Submits a statement of agreement from the Natural Resources Conservation Service of the
United States Department of Agriculture that the soil class, soil rating or other soil designation
should be adjusted based on new information; or

-
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(A) Submits a report from a soils scientist whose credentials are acceptable to the State
Department of Agriculture that the soil class, soil rating or other soil designation should be
changed; and

(B) Submits a statement from the State Department of Agriculture that the Director of
Agriculture or the director’s designee has reviewed the report described in subparagraph (A)
of this paragraph and finds the analysis in the report to be soundly and scientifically based.

APPLICANT’S RESPONSE: There is no request to change a soil rating and therefore, this provision does
not apply.

(6) Soil classes, soil ratings or other soil designations used in or made pursuant to this section are those of
the Soil Conservation Service in its most recent publication for that class, rating or designation before
November 4, 1993. [1993 ¢.792 §3; 1995 ¢.79 §78; 1995 ¢.812 §8]

APPLICANT'S RESPONSE: The soil rating and designations were derived from-the most current National
Resource Conservation Service (NRCS) database before December 6, 2007 [195.300(10)(a)].

ORS 195.300 (10) “High-value farmland” means:

(b) Land west of U.S. Highway 101 that is composed predominantly of the following soils in Class
11T or IV or composed predominantly of a combination of the scils described in ORS 215.710 (1)
and the following soils:

(A) Subclassification I1Iw, specifically Ettersburg Silt Loam and Croftland Silty Clay Loam;
(B) Subclassification Ille, specifically Klooqueth Silty Clay Loam and Winchuck Silt Loam;

and
(C) Subclassification IVw, specifically Huffling Silty Clay Loam.

APPLICANT’S RESPONSE: The subject property is not predommantly composed of the Class Il or IV
soil types listed above. This criterion is satisfied.

(c) Land that is in an exclusive farm use zone or a mixed farm and forest zone and that on June 28,
2007, is:

(A) Within the place of use for a permit, certificate or decree for the use of water for irrigation
issued by the Water Resources Department.

APPLICANT’S RESPONSE: On June 28, 2007, the segment of the property upon which the golf course is
proposed did not contain a water permit, certificate, or decree jor the use of water. This criterion is
satisfied.

(B) Within the boundaries of a district, as defined in ORS 540.505; or

APPLICANT’S RESPONSE: On June 28, 2007, the segment of the property upon which the golf course is
proposed was not within a district as defined under ORS 540.505. This criterion is satisfied.
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(C) Within the boundaries of a diking district formed under ORS Chapter 551.

APPLICANT'S RESPONSE: On June 28, 2007, the segment of the property upon which the golf course is
proposed was not within a diking district formed under ORS Chapter 551. This criterion is satisfied.

(d) Land that contains not less than five acres planted in wine grapes.

APPLICANT’S RESPONSE: The segment of the property upon which the golf course is proposed has never
been used for the production of wine grapes. This criterion is satisfied.

(¢) Land that is in an exclusive farm use zone and that is at an elevation between 200 and 1,000 feet
above mean sea level, with an aspect between 67.5 and 292.5 degrees and a slope between zero and
15 percent, and that is located within:

(A) The Southern Oregon viticultural area as described in 27 C.F.R. 9.179;
(B) The Umpqua Valley viticultural area as described in 27 C.F.R. 9.89; or
(C) The Willamette Valley viticultural area as described in 27 C.F.R. 9.90.

APPLICANT’S RESPONSE: The subject property is not located within the viticultural areas described
above. This criterion is satisfied.

(f) Land that is in an exclusive farm use zone and that is no more than 3,000 feet above mean sea level,
with an aspect between 67.5 and 292.5 degrees and a slope between zero and 15 percent, and that is
located within: '

(A) The portion of the Columbia Gorge viticultural area as described in 27 C.F.R. 9.178 that is

within the State of Oregon;

(B) The Rogue Valley viticultural area as described in 27 C.F.R. 9.132;

(C) The portion of the Columbia Valley viticultural area as described in 27 C.F.R. 9.74 that is
within the State of Oregon;

(D) The portion of the Walla Walla Valley viticultural area as described in 27 C.F.R. 9.91 that is

within the State of Oregon; or

(E) The portion of the Snake River Valley viticultural area as described in 27 C.F.R. 9.208 that is

within the State of Oregon.

APPLICANT'S RESPONSE: The subject property is not located within any of the above-described
viticultural areas. This criterion is satisfied.

ORS 215.296 Standards for approval of certain uses in exclusive farm use zones; violation of
standards; complaint; penalties; exceptions to standards.

(1) A use allowed under ORS 215.213 (2) or (11) or 215.283 (2) or (4) may be approved only where the
local governing body or its designee finds that the use will not:

(a) Force a significant change in accepted farm or forest practices on surrounding lands devoted to farm
or forest use; or
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FOREST PRACTICES

APPLICANT’S RESPONSE: There is no land surrounding the proposed golf course that contains
commercial forest operations. That is not to say there are no private lands upon which trees grow that are
perlodzcally harvested for profit. However, the standard is “surrounding lands devoted to forest use.” The
term “devoted” implies more than just incidental forest use that generally occurs on all southern Oregon
land capable of growing trees. Devoted implies that the land is dedicated, allocated, or given to a specific
purpose; AKA: commercial forest operations.

Accepled forest practices include harvesting, planting, fertilizing, and pest, slash and vegetation control
consistent with sustainable forestry principles. The activities occurring in conjunction with the proposed
golf course include planting, fertilizing, mowing, pest management and vegelation control, also kmown as
Best Management Practices (BMP’s). The BMP'’s occurring on the proposed golf course are so like
incidental forest management practices occurring on adjacent lands, a conclusion can be made that there
will be no significant conflicts between the two.uses that utilize similar resource management practices.

The human component associated with the proposed golf course consists of two primary activities. The
recreational element being golfers playing golf, and the business element being employees providing
services to golfers or maintaining the course (BMP's) and associated facilities. Neither of the cited human
activities will in any way change a property owner s ability to perform accepted forest practices on
adjacent or nearby lands. It is important to note that most, if not ail adjacent or nearby lands supporting
forest production, also contain or are surrounded by rural residential (single family dwellings) uses that
are more likely to conflict with standard forest practices than a golf course utilizing similar management
practices.

Regardless of whether adjacent or nearby lands are “devoted to forest use” (commercial forestland), or
‘whether forestry occurs incidentally in conjunction with a private rural/rural residential ownership, there
will be no conflict from management activities occurring in conjunction with the proposed golf course that
will force a significant change in accepted forest practices.

FARM PRACTICES

The lands surrounding the proposed golf course to the south and west do not contain any type of
commercial farm use. The land to the west is owned by Oregon State Parks, is entirely undeveloped, and is
currently maintained as open space land for recreational use. The land south of the proposed golf course
is privately owned open space land.

The lands to the north and east have historically been utilized to varying degrees for commercial
agriculture. There are several independent farm operations to the north and east that are addressed
individually below (See Applicant’s Exhibit “E”).

LOST LAKE CRANBERRY FARMS LLC

The portion of the Lost Lake Cranberry Farms ownership containing farm use (cranberry bogs) is located
at the southerly end of the proposed golf course, along its easterly boundary. The easterly boundary of the
proposed golf course is 750 feet from the westerly edge of the Lost Lake bogs. There is a vegetated dune
formation owned by the applicant that is located between the playable area of the golf course and the

. .
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subject cranberry bogs. The dune formation is elevated 30 feet above both properties and acts as a natural
buffer between the golf course and farm use. In other words, activities occurring in conjunction with the
golf course will be physically and visually shielded from the adjacent agricultural use, and vice versa.

The portion of the golf course adjacent to the Lost Lake bogs consists of three fairways (7, 8, and 9) and
associated greens and tees. Once the golf course is operational, the activities associated with its care and
maintenance will consist of irrigation, fertilizing, mowing, and other nominal maintenance, such as
mechanical weed-eating and occasional hand spraying for invasive weeds. Those activities are very
similar to standard farm practices occurring in conjunction with the Lost Lake cranberry operations, which
also include irrigation, fertilizing, harvest and, pruning, as well as weed-eating or spraying along dikes
surrounding the bogs.

There is also a turn-stand proposed centrally between the three fairways (7, 8, and 9) that will function as
a restroom and snack-bar with pre-prepared food and beverages. There will be no cooking facilities or
indoor seating available at this comparatively small structure. The turn-stand will not be visible from the
Fraser property and will not emit odors, noise, smoke, or lighting.

KRANICK CRANBERRY FARM

APPLICANT'S RESPONSE: The Kranick property is directly adjacent and centrally located on the east
side of the, proposed golf course. The westerly-imost edge of the Kranick bogs is located approximately 200
feet from the easterly edge of the proposed golf course. The Kranick property parallels fairways 2, 3, 4,
and 5, and their associated greens and trees. There is a north/south vegetated dune formation between the
golf course and Kranick cranberry bogs. The ridge of the dune formation varies in elevation but is
generally elevated 10 to 20 feet above the fairways, and 30 to 40 feet above the Kranick bogs. The
vegetated dune acts as a physical and visual buffer separating the farm uses from the golf course. In other
words, activities conducted in conjunction with the golf course will be shielded from adjacent agricultural
uses and vice versa.

Once the golf course is operational, the activities associated with its care and maintenance will consist of
irrigation, fertilizing, mowing, and other nominal maintenance, such as weed-eating and occasional hand
spraying for invasive weeds. Those activities are very similar to standard farm practices occurring in
conjunction with the cranberry operations, which also include irrigation, fertilizing, harvest and pruning,
as well as weed-eating or spraying along dikes surrounding the bogs.

The agronomy and maintenance facility is proposed south of the Kranick ownership, approximately 500-
feet from their southerly-most bogs. The facility will be utilized to store equipment and supplies necessary
for the care and maintenance of the golf course. The facility will essentially function in the same manner
as a barn in conjunction with farm activities. There is a heavily vegetated (wooded) buffer between the
facility and the Kranick bogs. The agronomy/maintenance facility will not be visible from the Kranick
property, and the facility will not emit excessive odors, noise, smoke, or lighting.

__—_.—___'—_—___—_—__—_#
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MCSPADDEN AND BOAK CRANBERRY FARMS

APPLICANT’S RESPONSE: As reflected on 2023 aerial photographs (Google Earth) and confirmed by a
site visit, both the McSpadden and Boak cranberry farms have ceased operations and have not been
managed for several years. Because the bog structures (dikes and beds) still exist and could potentially be
reestablished, compatibility is addressed below.

Both the McSpadden and the Boak cranberry bogs are located directly north and adjacent to the
applicant’s ownership. The bog location is separated from the proposed golf course by both Two Mile
Creek and the Boak Lane access easement that provides ingress and egress to both cranberry parcels. The
southerly edges of the McSpadden and Boak bogs are located a thousand feet north of the developed golf
course. There is a vegetated dune formation elevated an average of 40 feet above both the proposed golf
course (south) and the subject cranberry parcels (north). The vegetated dune acts as a physical and visual
buffer separating the farm uses from the golf course. In other words, activities conducted in conjunction
with the golf course will be shielded from distant. agricultural uses, and vice versa.

The portion of the golf course closest to the McSpadden/Boak bogs consists of the 18 fairway and its
associated greens and tees. Once the golf course is operational, the only activities associated with its care
and maintenance will consist of irrigation, fertilizing, mowing, and other nominal maintenance, such as
weed-eating and occasional hand spraying for invasive weeds. Those activities are very similar to
activities associated with the farm activities performed in conjunction with the McSpadden/Boak cranberry
operations. Irrigation, fertilizing, harvest and vine pruning, as well as weed-eating or spraying along dikes
surrounding the bogs.

FUGATE CRANBERRY FARM

APPLICANT’S RESPONSE: Fugate Farms is located a minimum of 2000 feet from the proposed golf
course and is separated by a north/south ridgeline addressed above, and the Two Mile Creek valley
consisting of pastureland. The pasture is currently owned by Bandon Biota and is managed for the
production of grass hay. The owner states that the proposed golf course will not interfere in any way with
the continued farm use of the pasture. The vegetated dune separating the golf course from the easterly
Sfarm uses acts as a physical and visual buffer. Activities occurring in conjunction with the golf course will
be shielded from the subject agricultural uses, and vice versa.

Once the golf course is operational, the only activities associated with its care and maintenance will
consist of irrigation, fertilizing, mowing, and other nominal maintenance, such as weed-eating and
occasional hand spraying for invasive weeds. Those activities are very similar to both the pasture and
cranberry farm activities. Mowing, irrigating, fertilizing, harvest, and pruning, as well as weed-eating or
spraying along dikes surrounding the bogs.

The various uses associated with the golf course will not be visible from the Fugate bogs, and the facility
will not emit excessive odors, noise, smoke, or lighting at night.
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ARRIOLA CRANBERRY FARM

APPLICANT’S RESPONSE: The easterly most Arriola cranberry bogs are over 1600 feet from the golf
course. The Arriola property is separated from the golf course by a segment of the applicant’s ownership
that is not proposed for golf, and currently contains the remnants of cranberry bogs that are no longer in
production. The Arriola property parallels fairways 5 and 6 and associated greens and tees. Thereis a
north/south vegetated dune formation lying east of those fairways that shields the golf course from farm
uses to the east. The ridge of the dune formation varies in elevation but is generally elevated 20 feet above
the subject fairways and 30 feet in elevation above the Arriola property. The vegetated dune acts as a
physical and visual buffer separating the farm uses from the golf course. In other words, activities
conducted in conjunction with the golf course will be shielded from agricultural uses occurring on Arriola,
and vice versa.

Once the golf course is operational, the only activities associated with its care and maintenance will
consist of irrigation, fertilizing, mowing, and other nominal maintenance, such as weed-eating and
occasional hand spraying for invasive weeds. Those activities are very similar to activities associated with
the farm activities performed in conjunction with the Arriola cranberry operation, including irrigation,
Sertilizing, harvest and vine pruning, as well as weed-eating or spraying along dikes surrounding the bogs.
The golf course will not be visible from the Arriola bogs, and the golf course will not emit excessive odors,
noise, smoke, or lighting at night.

LEFF OWNERSHIPS

APPLICANT'S RESPONSE: The Leff ownership lies east of the Kranick and north of the Arriola
cranberry operations that were thoroughly addressed above regarding significant impacts. It appears from
aerial photographs that the Leff ownership primarily contains pasture with a segment (approximately 4
acres) of what appears to be blueberry production (aerial photograph). The blueberry segment of the
ownership is approximately 2000 feet, and the pasture segment is 2500 feet east of the proposed golf
course. Both uses are buffered by the dune formation discussed above, along the course’s easterly
boundary.

As described above, there will be no significant impact to farm uses existing directly adjacent to the golf
course, and it is therefore reasonable to conclude that there will be no significant impacts to farm uses
occurring further to the east.

GOLF AS A FARM USE

APPLICANT'S RESPONSE: Regarding the evidence addressing impacts to farm uses (above), it is not the
applicant’s contention that a golf course is farm use. In fact, the applicant understands that a golf course
is permitted in the EFU zone as a "non-farm” use pursuant to state statute. It is however the applicant’s
contention, for the purpose of showing compatibility, that the activities associated with maintaining a golf
course are very similar, and often the same, as those types of activities performed in conjunction with
existing farm uses in the area.
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ADDITIONAL SUPPORTING EVIDENCE

It is important to address all potential impacts to farm uses that could reasonably occur from the proposed
golf course. Below, the applicant addresses several golf course activities that, if not managed responsibly
through Best Management Practices (BMP’s), could potentially have negative impacts to adjacent or
nearby farm uses.

SPRAY DRIFT AND RUNOQFF

APPLICANT’S RESPONSE: The applicant intends to utilize BMP’s to control the potential for drift during
the application of fertilizers and chemical sprays utilized in conjunction with management of the golf
course. Fertilizer and chemical applications are most effective when applied during optimal conditions.
Fertilizers are applied as foliar feeding (rather than root saturation) during the early morning hours.
Early morning applications are intended to avoid sun and wind exposure which allows for better plant
absorption. Chemical applications are similarly applied when winds are calm by direct hand or machine
application, The foliar method of application for fertilizers and chemicals eliminates the opportunity for
runoff. Impending weather conditions are also a factor when applying fertilizers or chemicals. Rain
events following application can wash vegetation and reduce effectiveness. It is important to understand
that fertilizers and chemicals are expensive, and the proper application is necessary to achieve affordable
management of the golf course and avoid waste and runoff.

DRAINAGE:

APPLICANT'S RESPONSE: While it is common to have a drainage system located within the golf course
to quickly disburse water from low lying fairways during heavy rain events, all stormwater runoff will be
collected and maintained within the golf course. As mentioned above, the golf course fairways are
generally surrounded by elevated dune formations that separate the course from adjacent properties and
naturally direct runoff internally.

There are various wetlands throughout the proposed course that currently act as stormwater drainage
basins. The continued use of existing wetlands as drainage basins for stormwater runoff is practical for the
golf course and beneficial to the wetlands.

In conjunction with the development of the course and to assure future stability, it will be required that the
project receive a DEQ 1200-C Erosion Control Permit. That permit will address stormwater management
both during development and following completion of the course.
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IRRIGATION AND WATER MANAGEMENT

There is no question that the development of a golf course is dependent on the availability of water for
irrigation. However, permitting a golf course is not contingent upon the availability of water, as it is not a
specified requirement or criteria under state or county regulations. However, it is required that the
applicant demonstrate that the proposed golf course will not have an adverse impact on surrounding lands
devoted to farm use. If the use of water by the golf course were to interfere with the availability of water to
adjacent or nearby agricultural use, an adverse impact could result. It is the applicant’s contention that
there will be no adverse impacts to water use on nearby agricultural uses based on the permitting
requirements of the Oregon Department of Water Resources.

A memorandum has been submitted by the applicant’s consultant, Bob Long, who is acting in his capacity
as a Registered Geologist, Licensed Hydrologist, and Certified Water Rights Examiner (See Applicant’s
Exhibit “F”). In his narrative, Mr. Long explains the comprehensive process for obtaining a water use
permit through the Oregon Department of Water Resources.

Oregon water rights law is based upon the “Doctrine of Prior Appropriation.” In other words, with
regard to permitted water use, senior water rights trump junior rights, or essentially, first come, first
served. Under this doctrine, the proposed golf course cannot, and will not, impact the viability of existing
agricultural uses through its water usage. Therefore, with regard to the use of water, it is reasonable to
conclude that the proposed golf course will not force a significant change in accepled farm practices on
surrounding lands devoted to farm use.

APPLICANT'S REQUIRED COVENANT

As a condition of approval, the applicant will be required to sign and record, with the Coos County Clerk,
a notarized agreement stating that he/she will not object to standard farm or forest practices occurring on
adjacent or nearby lands. This agreement will become a deed restriction that will run with the golf course

tract in perpetuity.

CONCLUSION

There are no nearby commercial forest practices occurring that could be impacted by the proposed golf
course. The management activities associated with a golf course are very similar to adjacent agricultural
practices. Adjacent and nearby agricultural uses are protected from the golf course by natural, open space,
dune formations surrounding the course. With consideration to the evidence above and other evidence
throughout this application, it is reasonable to conclude that the proposed golf course will not force a
“significant change” in accepted farm practices on surrounding lands devoted to farm use.

(b) Significantly increase the cost of accepted farm or forest practices on surrounding lands devoted to
farm or forest use.

FOREST PRACTICES

APPLICANT’S RESPONSE: As stated above, there is no land surrounding the proposed golf course that
contains commercial forest operations. That is not to say there are no private lands upon which trees grow

#
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that are periodically harvested for profit. However, the standard is “surrounding lands devoted to forest
use.” The ferm “devoted” implies more than just incidental forest use that generally occurs on ail Southern
Oregon lands capable of growing trees. Devoted implies that the land is dedicated, allocated, or given to a
specific purpose; AKA: commercial forest operations.

Accepted forest practices include harvesting, planting, fertilizing, and pest, slash, and vegetation control
consistent with sustainable forestry principles. The activities occurring in conjunction with the proposed
golf course include planting, fertilizing, mowing, pest management, and vegetation control, also known as
Best Management Practices (BMP’s). The BMP s occurring on the proposed golf course are so like
resource management practices occurring on.adjacent forest lands, a conclusion can be made that there
will be no significant conflicts between the two uses.

The human component associated with the proposed golf course consists of two primary activities. The
recreational element being golfers playing golf, and the business élement being employees providing
services to golfers or maintaining the course (BMP’s) and associated facilities. Neither of those human
activities will in any way change a property owner’s ability to perform accepted forest practices on
adjacent or nearby lands. It is important to note that most, if not all adjacent or nearby lands supporting
forest production, also contain or are surrounded by rural residential (single family dwellings) uses that
are more likely to conflict with standard forest practices than the proposed golf course.

Regardless of whether adjacent or nearby lands are “devoted to forest use” (commercial forestland), or
whether forest uses occur incidentally in conjunction with a private rural/rural residential ownership, there
will be no conflict from activities occurring in conjunction with the proposed golf course that will
significantly increase the cost of accepted forest practices on surrounding lands.

FARM PRACTICES

The criteria of ORS 215.296(1)(a) and 215.196(1)(b) require that the applicant demonstrate that the
proposed use (golf course) will not “force a significant change in accepted farm practices” (1a), or
“significantly increase the cost of accepted farm practices” (1b), on surrounding lands. While the two
criteria are different literally, the intent of both criteria is to address potential conflicts or impacts that
would force change or increase costs to resource practices. In other words, the applicant’s burden is to
show that the golf course is compatible with existing resource uses and vice versa. If it can be
demonstrated that there are no conflicts between uses, there will be no significant change or increase in
costs to farm uses. The applicant, while addressing (1a) above, provided substantial evidence
demonstrating that the uses are compatible and there are no conflicts that will force a significant change in
accepted farm practices.

For the sake of brevity, the applicant adopts that same evidence compiled under 215.296(1)(a) for the
purpose of addressing 215.196(1)(b). Based upon the finding of no conflicts therein, it is reasonable to
conclude that the proposed golf course will not significantly increase the cost of accepted farm practices on
surrounding lands devoted to farm use.

(2) An applicant for a use allowed under ORS 215.213 (2) or (11} or 215.283 (2) or (4) may demonstrate
that the standards for approval set forth in subsection (1) of this section will be satisfied through the
imposition of conditions. Any conditions so imposed shall be clear and objective.
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APPLICANT’S RESPONSE: While it is reasonable to conclude that the proposed golf course is compatible
with adjacent farm and forest uses, the applicant is amenable to reasonable conditions of approval that the
Planning Commission determines are necessary to ensure the use will be compatible.

OREGON ADMINISTRATIVE RULES

OAR 660-033-0120

Uses Authorized on Agricultural Lands

The specific development and uses listed in the following table are allowed or may be allowed in the areas
that qualify for the designation pursuant to this division. All uses are subject to the general provisions,
special conditions, additional restrictions and exceptions set forth in this division. The abbreviations used
within the schedule shall have the following meanings:

(1) A — Use is allowed. Authorization of some uses may require notice and the opportunity for a hearing
because the authorization qualifies as a land use decision pursuant to ORS chapter 197. Minimum standards
for uses in the table that include a numerical reference are specified in OAR 660-033-0130. Counties may
prescribe additional limitations and requirements to meet local concerns only to the extent authorized by
law.

(2) R — Use may be allowed, after required review. The use requires notice and the opportunity for a
hearing. Minimum standards for uses in the table that include a numerical reference are specified in OAR
660-033-0130. Counties may prescribe additional limitations and requirements to meet local concerns.

(3) * — Use not allowed.

(4) # — Numerical references for specific uses shown on the chart refer to the corresponding section of
OAR 660-033-0130. Where no numerical reference is noted for a use on the chart, this rule does not
establish criteria for the use.

Hv All USES
Farmland Other

R 2,18(a) R 2,5,20 Golf courses on land determined not to be on high-value farmland as defined
in ORS 195.300

APPLICANT'S RESPONSE: Oregon Administrative Rules separate uses allowed on high-value farmland
(HV farmland) and those lands determined not to be high-value farmland (All Others). Because the golf
course is not being developed on high-value farmiand, it is allowed subject to the requirement of (R) above
and the provisions of 660-033-0130 (2), (5) and (20), which are addressed below. The requirement of (R)
is consistent with the Oregon Statute and the Coos County Zoning Ordinance, in that a public hearing is
required.
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OAR 660-033-0130

Minimum Standards Applicable to the Schedule of Permitted and Conditional Uses

The following standards apply to uses listed in OAR 660-033-0120 where the corresponding section
number is shown on the chart for a specific use under consideration. Where no numerical reference is
indicated on the chart, this division does not specify any minimum review or approval criteria. Counties
may include procedures and conditions in addition to those listed in the chart as authorized by law:

(2)(a) No enclosed structure with a design capacity greater than 100 people, or group of structures with a
total design capacity of greater than 100 people, shall be approved in connection with the use within three
miles of an urban growth boundary, unless an exception is approved pursuant to ORS 197.732 and OAR
Chapter 660, Division 4, or unless the structure is described in a master plan adopted under the provisions
of OAR chapter 660, Division 34.

DESIGN CAPACITY DISCUSSION

The primary enclosed structure of which the 100-person design standard applies, is the combined
clubhouse and restaurant. The facility will be located on the northerly segment of the golf course, which is
within three miles of the City of Bandon Urban Growth Boundary.

To address compliance with this standard, it is first necessary to define the intent of the rule with regard to
the ambiguous language “design capacity.”

The adoption of the 100-person limit was triggered by a court decision that applied a federal law
prohibiting state and local governments from regulating churches more strictly than they regulate secular
places of assembly [Young v. Jackson County, 58 Or LUBA 64 (2008), aff’d 227 Or App 290 (2009)]. To
ensure that all places of assembly were regulated equally, the agency adopted this rule, which places the
same 100-person design capacity on all enclosed structures within three miles of a UGB: churches,
schools, parks, golf courses, etc.

The term “design capacity” is not defined by Statute or Administrative Rule, however there is a 2015
appellate decision from the Oregon Land Use Board of Appeals (LUBA) that helps clarify its meaning. In
Oregon Coast Alliance vs. Curry County, 71 Or LUBA 279 (2015), it was determined that Design Capacity
(while similar) is not synonymous with Maximum Occupancy under Fire and Safety Code. LUBA
determined that while the intended use and Design Capacity of a structure plays a role in determining the
Maximum Occupancy, and vice versa, the two concepts are distinct.

LUBA also found that while the “intended use” of a structure may play a role in determining design
capacity, estimates of how many persons that are likely to use a structure at any given time under typical
circumstances, are not sufficient to establish the design capacity of the structure. LUBA concluded that it
may be necessary to provide “plans of some sort” to determine that the buildings do not have a fotal design
capacity of more than 100 people.

Contained in the application is an anticipated capacity analysis for the various structures and uses
throughout the course. In the spirit of conservatism, the applicant included all employees that will be
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working within enclosed structures. However, in Oregon Coast Alliance vs. Curry County, 710r LUBA
279 (2015), Page 20, the Land Use Board determined that it “may not be necessary to account for
employees, servers, cooks, etc. who are present only to provide services fo those assembled.”

APPLICANT'S RESPONSE: The applicant has submitted the design for the proposed clubhouse showing
the restaurant and pro-shop (See Applicant’s Exhibit “G”). The design was created for the Bandon Trails
Golf Course at the Bandon Dunes Golf Resort. The Trails clubhouse contains 3,900 square feet and
provides service to an 18-hole professional golf course and the nearby three par (“Preserve”) golf course.

A seating capacity of 40 people is sufficient at the Bandon Trails clubhouse because it is supported by an
entire golf resort with a variety of amenities, including other restaurants. However, the interior of the
proposed clubhouse, as a stand-alone facility with no supporting amenities, will be designed to seat 60
people. In other words, while the size of the facility remains the same, the seating design (tables and
chairs) will increase to accommodate 20 more guests.

Regarding other structures throughout the facility, there will be a partially enclosed greeting facility to
provide divection and information for arriving golfers, and a partially enclosed starter shack that sends
golfers onto the course at the appropriate time. Two independent restrooms will be located at strategic
locations throughout the course, and there will be a turn-stand midway through the course with restrooms
and a snack bar with catered food and drinks. There will also be a caddy shack located near the clubhouse
for management and deployment of caddies.

The maintenance operations for the golf course will occur from an agronomy center that consists of pole
buildings to house equipment and offices for management staff. Nearly all management/office staff oversee
maintenance operations throughout the golf course, and the number of individuals occupying offices and
other structures at any one time would normally not exceed five employees.

General Occupancy for Enclosed Structures

Clubhouse Restaurant
Patrons (Maximum seating) 60
Waiters 3
Kitchen Staff 4
Sales (Pro-shop staff) i
Pro-shop (Customers) 4
Caddy Shack 8
Turn-Stand
Staff 1
Agronomy
Management (general, agronomy) ' 3
Maintenance (equipment) 2
Independent restrooms 4
Total 90

ﬂ
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CONCLUSION:

A letter is attached (See Applicant’s Exhibit “H”) from architect Scott Edwards of Scott Edwards
Architecture, supporting the design capacity analysis above. Mr. Edwards concludes that “the proposed
enclosed structures for the New River Dunes Golf Course should adequately comply with the required
design capacity of 100 persons or less.” Furthermore, if employees providing service to patrons are not
included, as suggested by LUBA, the overall design capacity would equate to approximately 77 people.

(b) Any enclosed structures or group of enclosed structures described in subsection (a) within a tract must
be separated by at least one-half mile. For purposes of this section, “tract” means a tract as defined by ORS

215.010(2) that is in existence as of June 17, 2010,

APPLICANT’S RESPONSE: Subsection (a) refers to both a single enclosed structure as well as a “group
of structures” with a total design capacity of 100 people. Subsection (b) addresses “any enclosed
structures or group of enclosed structures described in subsection (a) within a tract must be separated by
at least one-half mile.” Subsection (a) is identifying structures or groups of structures “with a design
capacity of 100 people and therefore, the intent of subsection (b) is to separate structures or groups of
structures with a 100-person design capacity from other structures or groups of structures within the tract.

In other words, the golf course can have any number of structures, and the one-half mile standard does not
apply to any structure until a structure or group of structures meets a 100-person design capacity. At that
Juncture, no other structures or group of structures would be allowed within the tract unless it (or they)

was separated by one-half mile. It is therefore possible for a tract within three miles of a UGB to have
several groups of structures with a design capacity of 100 people, so long as they are separated by one-half
mile. In this case, the design capacity of all enclosed structures proposed for the golf course is less than
100 people and therefore subsection (b) doés not apply unless more enclosed structures are proposed in the

Sfuture,

(c) Existing facilities wholly within a farm use zone may be maintained, enhanced or expanded on the same
tract, subject to other requirements of law, but enclosed existing structures within a farm use zone within
three miles of an urban growth boundary may not be expanded beyond the requirements of this rule.

APPLICANT’S RESPONSE: There are two residential dwellings located within the boundaries of the
proposed golf course. Both dwellings are currently being utilized as month-to-month residential rentals. It
is the intent of the applicant to continue.the monthly rental of both units. In other words, the dwellings will
not be utilized in conjunction with the golf course.

(5) Approval requires review by the governing body or its designate under ORS 215.296. Uses may be
approved only where such uses:

(a) Will not force a significant change in accepted farm or forest practices on surrounding lands
devoted to farm or forest use; and
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(b) Will not significantly increase the cost of accepted farm or forest practices on surrounding lands
devoted to farm or forest use.

APPLICANT’S RESPONSE: The criteria for both subsections (a) and (b) above have been addressed
above under the provisions of ORS 215.296(1)(a) and (b).

(20) "Golf Course" means an area of land with highly maintained natural turf laid out for the game of golf
with a series of nine or more holes, each including a tee, a fairway, a putting green, and often one or more
natural or artificial hazards. A "golf course" for purposes of ORS 215.213(2)(f), 215.283(2)(f), and this
division means a nine or 18-hole regulation golf course or a combination nine and 18-hole regulation golf
course consistent with the following:

APPLICANT’S RESPONSE: The subject property is zoned Exclusive Farm Use (EFU). The proposed golf
course will consist of a regulation 18-hole, highly maintained natural turf, Scottish Links style course with
tees, greens, fairways, and natural hazards (bunkers).

(a) A regulation 18-hole golf course is generally characterized by a site of about 120 to 150 acres of
land, has a playable distance of 5,000 to 7,200 yards, and a par of 64 to 73 strokes;

APPLICANT’S RESPONSE: The applicant’s entire ownership (golf course tract) consists of
approximately 343 acres (Applicant’s Exhibit “B’). Of the 343-acre tract, approximately 150 acres will
contain the regulation golf course, practice course, and driving range. Approximately 90 acres of the
regulation course, practice course, and driving range, will contain tees, greens, and/or fairways, consisting
of vegetated turf (fescue grass) that is meticulously maintained (mowed and irrigated) for their intended
use. Another 60 or so acres of the regulation course will consist of intermediate areas (roughs) that also
act as safety corridors. The intermediate areas are initially contoured and then minimally maintained with
dune-sand, tall grasses, and selected native vegetation. There will be approximately 148-acres of open
space land within the tract that contain natural dune formations and native vegetation. While not utilized
for golf, the open space areas provide the appropriate setting for a Scottish Links style golf course, while
supporting natural dune land vegetation, wetlands, and wildlife habitat.

At the north end of the ownership, Two Mile Creek is contained within a Coastal Shoreland Boundary that
is based on the existing flood zone. There are also wetlands scattered across the golf course that have been
identified and avoided during the design of the course. No development or filllremoval is proposed in those
areas of special consideration. :

The statutory definition of a golf course on EFU land is “a regulation 18-hole golf course generally
characterized by a site of about 120 to 150 acres of land.” The provision is intended to differentiate
between a regulation golf course and non-regulation golf courses such as: an executive course, a par-three
course, independent driving range, or a miniature golf course, all of which are specifically excluded as
individual uses in the EFU zone. The subjective language, “generally characterized,” is intended to
provide subjective parameters that would allow a reasonable person to distinguish between a regulation

course and a non-regulation golf activity. It is also clear that the provision is not intended to be static or

M
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intended to establish a minimum or maximum acreage. If that were the case, the provision would state that
a regulation golf course site shall not contain less than 120 acres, nor more than 150 acres.

When interpreting a portion of a provision, particularly a subjective provision, it is important to consider
the provision in its entirety. In this case, the subjective standard includes a regulation golf course as
having a playable distance of 5,000 to 7,500 yards with a par of 64 to 73 strokes. The average width for
golf course fairways (maintained turf) is generally 200 to 300 feet (100 yards). A course 7,500 yards long
(100 yds. x 7,500 yds) would consume 150 acres. This does not include intermediate areas and safety
corridors, access roads, or cart paths. The 150 acres of playable area does not consider amenities such as
a clubhouse, maintenance facility, irrigation reservoirs, driving ranges, practice courses, or parking, all of
which are allowed under the Administrative Rule definition for a golf course on EFU land.

In summation, the proposed golf course, including maintained turf and secondary or intermediate areas,
contains approximately 140 acres. The practice course and driving range that are permitted in
conjunction with a regulation course contain an additional 25 acres of maintained surface. There will be
an additional 10 acres containing the clubhouse, parking, and maintenance facility. The total of
approximately 175 acres utilized for the golf course and permitted amenities fits well within the subjective
parameters for a regulation golf course.

The applicant’s response above is supported by the decision of the Land Use Board of Appeals, Oregon
Coast Alliance vs. Curry County, 71 Or LUBA 279 (2015).

SURROUNDING OPEN SPACE LAND

There is approximately 148 acres of open space land within the golf course tract that will contain natural
dune formations and native vegetation. While not utilized for golf, the open space areas provide the
appropriate setting for a Scottish Links style golf course, while supporting natural dune land formations,
dune vegetation, and wildlife habitat. The open space area contains a coastal shoreland area (flood zone)
along Two Mile Creek and approximately 20 acres of identified wetlands. There will be no development
within the flood zone or wetlands, and both resources will be protected by maintaining the required

riparian buffers.

(b) A regulation nine-hole golf course is generally characterized by a site of about 65 to 90 acres of

land. has a playable distance of 2,500 to 3,600 yards. and a par of 32 to 36 strokes:

(¢) Non-regulation golf courses are not allowed uses within these areas. "Non-regulation golf
course" means a golf course or golf course-like development that does not meet the definition of
golf course in this rule, including but not limited to executive golf courses, par three golf courses,
pitch and putt golf courses, miniature golf courses and driving ranges.

APPLICANT’S RESPONSE: The proposed course is a regulation 18-hole course and subsections (b) and

(c) are not applicable.
S —————— S —
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(d) Counties shall limit accessory uses provided as part of a golf course consistent with the
following standards:

(A) An accessory use to a golf course is a facility or improvement that is incidental to the
operation of the golf course and is either necessary for the operation and maintenance of the
golf course or that provides goods or services customarily provided to golfers at a golf
course. An accessory use or activity does not serve the needs of the non-golfing public.
Accessory uses to a golf course may include: Parking; maintenance buildings; cart storage
and repair; practice range or driving range; clubhouse; restrooms; lockers and showers; food
and beverage service; pro shop; a practice or beginners course as part of an 18 hole or larger
golf course; or golf tournament. Accessory uses to a golf course do not include: Sporting
facilities unrelated to golfing such as tennis courts, swimming pools, and weight rooms;
wholesale or retail operations oriented to the non-golfing public; or housing;

APPLICANT’S RESPONSE: As cited throughout this application, the golf course facility will contain
accessory uses in the form of a clubhouse/pro-shop, restaurant, turn-stand, parking, restrooms, a practice
course, driving range, agronomy/maintenance center, and office space. There are no uses proposed that
are not accessory to the golf course, nor are there retail facilities oriented to the non-golfing public.

(B) Accessory uses shall be limited in size and orientation on the site to serve the needs of
persons and their guests who patronize the golf course to golf. An accessory use that
provides commercial services (e.g., pro shop, etc.) shall be located in the clubhouse rather
than in separate buildings; and

APPLICANT’S RESPONSE: Because the accessory uses are only intended to serve golfers utilizing the
golf course, it is practical and cost effective to limit the size and orientation for the intended use. The pro-
shop will be the only retail facility and it will be located in the clubhouse structure that also contains the
restaurant.

(C) Accessory uses may include one or more food and beverage service facilities in addition
to food and beverage service facilities located in a clubhouse. Food and beverage service
facilities must be part of an incidental to the operation of the golf course and must be limited
in size and orientation on the site to serve only the needs of persons who patronize the golf
course and their guests. Accessory food and beverage service facilities shall not be designed
for or include structures for banquets, public gatherings, or public entertainment.

APPLICANT'S RESPONSE: As cited throughout this application, there will be a turn-stand located
strategically on the golf course route that will contain restrooms and a vendor s station with catered food
and an assortment of beverages. The turn-stand will not contain a formal kitchen, as the intent is to
provide snacks and beverages midway through the course. Because it is in the best interest of the golf
course to promote continued play throughout the course, the facility will essentially serve as a pit-stop.
The accessory service is clearly incidental to the operations of the golf course.
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COOS COUNTY ZONING AND LAND DEVELOPMENT ORDINANCE (CCZLDO)

SECTION 4.6.200 EXCLUSIVE FARM USE

Minimum Standards Applicable to the Schedule of Permitted ami Conditional Uses

The following requirements apply to uses specified, and as listed in the table adopted by OAR 660-033-
0120. For each section of this rule, the corresponding section number is shown in the table. Where no
numerical reference is indicated on the table, this rule does not specify any minimum review or approval
criteria. Counties may include procedures and conditions in addition to those listed in the table, as
authorized by law.

APPLICANT'S RESPONSE: Within the specified use table for the Exclusive Farm Use zone, a golf course
is allowed on non-high value farmland subject to the applicable Review Standards. Because Coos County
has adopted OAR 660-033-0120 and 660-033-0130 verbatim for golf courses, the allowed uses, review
standards, criteria, and sequencing mirror the Oregon Administrative Rules. The County Zoning
Ordinance Use Table cites Review Standards 2, 5, and 20, as review criteria for the proposed golf course
use.

(2) (a) No enclosed structure with a design capacity greater than 100 people, or group of structures with a
total design capacity of greater than 100 people, shall be approved in connection with the use within three
miles of an urban growth boundary, unless an exception is approved pursuant to ORS 197.732 and OAR
chapter 660, division 4, or unless the structure is described in a master plan adopted under the provisions of
OAR chapter 660, division 34.

(b)-Any enclosed structures or group of enclosed structures described in subsection (a) within a tract
must be separated by at least one-half mile. For purposes of this section, “tract” means a tract as
defined by ORS 215.010(2) that is in existence as of June 17, 2010.

(c) Existing facilities wholly within a farm use zone may be maintained, enhanced or expanded on
the same tract, subject to other requirements of law, but enclosed existing structures within a farm
use zone within three miles of an urban growth boundary may not be expanded beyond the
requirements of this rule.

APPLICANT’S RESPONSE: These standards have been addressed above under OAR 660-033-0130
(@) and ().

(5) APPROVAL CRITERIA Approval requires review by the governing body or its designate under ORS
215.296. Uses may be approved only where such uses:

_-#"
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(a) Will not force a significant change in accepted farm or forest practices on surrounding lands
devoted to farm or forest use; and

(b) Will not significantly increase the cost of accepted farm or forest practices on surrounding lands
devoted to farm or forest use.

APPLICANT’S RESPONSE: The county criteria has been addressed above under OAR 660-033-0130
(5)(a) and (b). :

(20) GOLF COURSE - "Golf Course" means an area of land with highly maintained natural turflaid out for
the game of golf with a series of nine or more holes, each including a tee, a fairway, a putting green, and -
often one or more natural or artificial hazards. A "golf course" for purposes of ORS 215.213(2)(f),
215.283(2)(f), and this division means a nine- or 18-hole regulation golf course or a combination nine- and
18-hole regulation golf course consistent with the following: '

() A regulation 18-hole golf course is generally characterized by a site of about 120 to 150 acres of
land, has a playable distance of 5,000 to 7,200 yards, and a par of 64 to 73 strokes;

(b) A regulation nine-hole golf course is generally characterized by a site of about 65 to 90 acres of
land, has a playable distance of 2,500 to 3,600 yards, and a par of 32 to 36 strokes;

(¢) Non-regulation golf courses are not allowed uses within these areas. "Non-regulation golf
course" means a golf course or golf course-like development that does not meet the definition of
golf course in this rule, including but not limited to executive golf courses, Par three golf courses,
pitch and putt golf courses, miniature golf courses and driving ranges;

(d) Counties shall limit accessory uses provided as part of a golf course consistent with the
following standards:

(A) An accessory use to a golf course is a facility or improvement that is incidental to the
operation of the golf course and is either necessary for the operation and maintenance of the
golf course or that provides goods or services customarily provided to golfers at a golf
course. An accessory use or activity does not serve the needs of the non-golfing public.
Accessory uses to a golf course may include: Parking; maintenance buildings; cart storage
and repair; practice range or driving range; clubhouse; restrooms; lockers and showers; food
and beverage service; pro shop; a practice or beginners course as part of an 18 hole or larger
golf course; or golf tournament. Accessory uses to a golf course do not include: Sporting
facilities unrelated to golfing such as tennis courts, swimming pools, and weight rooms;
wholesale or retail operations oriented to the non-golfing public; or housing;
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(B) Accessory uses shall be limited in size and orientation on the site to serve the needs of
persons and their guests who patronize the golf course to golf. An accessory use that
provides commercial services (e.g., pro shop, etc.) shall be located in the clubhouse rather
than in separate buildings; and

(C) Accessory uses may include one or more food and beverage service facilities in addition
to food and beverage service facilities located in a clubhouse. Food and beverage service
facilities must be part of an incidental to the operation of the golf course and must be limited
in size and orientation on the site to serve only the needs of persons who patronize the golf
‘course and their guests. Accessory food and beverage service facilities shall not be designed
for or include structures for banquets, public gatherings, or public entertainment.

APPLICANT'S RESPONSE: These standards have been addressed above under OAR 660-033-0130
(20)(@(b)(e) and (.

SECTION 4,6.210 DEVELOPMENT AND USE STANDARDS FOR THE EXCLUSIVE FARM USE
ZONE.

Development Standards All dwellings and structures approved shall be sited in accordance with this
section.

1. Minimum Lot Size: The minimum parcel size shall be at least 80 acres. Land divisions involving a house
that existed prior to June 1, 1995 see § 4.6.210(5)(a). For land divisions where all resulting parcels are at
least 80 acres, a conditional use is not required. However, the applicable standards in Chapter VI must be
met. [OR96-06-007PL 9/4/96] New lots or parcels for dwellings not in conjunction with farm use may be
allowed when the requirements of § 4.6.210(3), § 4.6.210(4)(a or b) and § 4.6.210(5) are met. In addition,
the creation of new parcels for nonfarm uses may be allowed only when such new parcel is the minimum
size needed to accommodate the use in a manner consistent with other provisions of the Ordinance. The
size of the parcel will not prohibit development as long as it was lawfully created or otherwise required to
be a certain size in order to qualify for a use.

APPLICANT'S RESPONSE: There are no land divisions or new dwellings proposed in conjunction with
this application.

2. Setbacks

a. Road: All buildings or structures with the exception of fences shall be setback a minimum of thirty
five (35) feet from any road right-of-way centerline or five (5) feet from any right-of-way line,
whichever is greater. IV- 144

APPLICANT'S RESPONSE: The majority of transportation within the golf course complex will occur
across private driveways within the applicant's ownerships. - Driveways are not roads pursuant to county
definitions and are therefore not subject to road setback standards.

NEW RIVER DUNES GOLF COURSE CONDITIONAL USE APPLICATION Page 23



b. Firebreak: New or replacement dwellings on lots, parcels, or tracts abutting the “Forest” zone
shall establish and maintain a firebreak for a distance of at least 30 in all directions. Vegetation
within this firebreak may include mowed grasses, low shrubs (less than ground floor window
height), and trees that are spaced with more than 15 feet between the crowns and pruned to remove
dead and low (less than 8 feet from the ground) branches. Accumulated needles, limbs, and other
dead vegetation should be removed from beneath trees.

APPLICANT’S RESPONSE: There are no dwellings proposed in conjunction with this application and
therefore these standards are not applicable.

3. Structure Height: Farm-related structures are exempt from height limits unless subject to Airport Overlay
zone or Urban Growth Boundary requirements.

APPLICANT'S RESPONSE: All structures will correspond with the height limitations of any applicable
airport overlay zone.

4. Lot Coverage: No requirements.

APPLICANT'S RESPONSE: Although there are no lot coverage requirements, the golf course
development will comply with all other lot coverage requirements pursuant to statutory, administrative, or
county ordinance requirements for golf courses in the EFU zone.

5. Fences, Hedges and Walls: No requirement except for vision clearance provisions of § 7.1.525 apply.

APPLICANT’S RESPONSE: The golf course development will comply with any vision clearance
requirements of 7.1.525.

6. Off-street parking and Loading: See Chapter VI

APPLICANT'S RESPONSE: All parking and loading areas throughout the golf facility will comply with
the standards of Chapter VII, CCZLDO.

7. Minimum Road Frontage/Lot Width unless waived by the Planning Director in consultation with the
County Surveyor due to creating an unsafe or irregular configuration: a. Within UGB’s — 50 feet b. Outside
UGB’s — 20 feet.

APPLICANT'S RESPONSE: There are no land divisions proposed in conjunction with this application and
therefore this lot frontage provision does not apply.

8. Access: Access to new dwellings shall meet road design standards in Chapter VIL.
APPLICANT'S RESPONSE: There are no dwellings proposed in conjunction with this application.

9. Minimizing Impacts: in order to minimize the impacts of dwellings in agricuitural lands, all applicants
requesting a nonfarm dwelling shall acknowledge and file in the deed records of Coos County, a Farm
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Practices Management Easement. The Farm Practices Easement shall be recorded in the deed records of the
counfy prior to any final county approval for a single-family dwelling. [OR96-06-007PL 9/4/96]

APPLICANT'S RESPONSE: There are no dwellings proposed in conjunction with this application,

10. Riparian Vegetation Protection within 50 feet of a wetland, stream, lake or river, as identified on the
Coastal Shoreland and Fish and Wildlife Habitat Inventory maps shall be maintained except that:

APPLICANT’S RESPONSE: All riparian vegetation shall be protected in conjunction with the development
of the golf course.

a. Trees certified as posing an erosion or safety hazard. Property owner is responsible for ensuring
compliance with all local, state and federal agencies for the removal of the tree.

APPLICANT’S RESPONSE: Any tree removal within riparian areas shall comply with all local, state, and
federal agency regulations.

b. Riparian vegetation may be removed to provide direct access for a water-dependent use if it is a
listed permitted within the zoning district;

APPLICANT’S RESPONSE: There are no water-dependent uses proposed in conjunction with this
application.

c. Riparian vegetation may be removed in order to allow establishment of authorized structural
shoreline stabilization measures;

APPLICANT'S RESPONSE: There are no shoreline stabilization activities proposed in conjunction with
this application.

d. Riparian vegetation may be removed to facilitate stream or stream bank clearance projects under
a port district, ODFW, BLM, Soil & Water Conservation District, or USFS stream enhancement
plan; IV- 145

APPLICANT’S RESPONSE: There are no stream bank clearance projects proposed in conjunction with
this application.

e. Riparian vegetation may be removed in order to site or properly maintain public utilities and road
right-of-ways;

APPLICANT'S RESPONSE: There are no public roadways or public utilities proposed in conjunction with
this application.

f. Riparian vegetation may be removed in conjunction with existing agricultural operations (e.g., to
site or maintain irrigation pumps, to limit encroaching brush, to allow harvesting farm crops
customarily grown within riparian corridors, etc.) provided that such vegetation removal does not
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encroach further into the vegetation buffer except as needed to provide an access to the water to site
or maintain irrigation pumps; or

APPLICANT’S RESPONSE: There are no existing agricultural operations that will be continued in
conjunction with the proposed use.

g. The 50 foot riparian vegetation setback shall not apply in any instance where an existing structure
was lawfully established and an addition or alteration to said structure is to be sited not closer to the
estuarine wetland, stream, lake, or river than the existing structure and said addition or alteration
represents not more than 100% of the size of the existing structure’s “footprint”.

APPLICANT’S RESPONSE: There are no existing structures sited near riparian areas within the proposed
development.

h. Riparian removal within the Coastal Shoreland Boundary will require a conditional use. See
Special Development Considerations Coastal Shoreland Boundary. '

APPLICANT’S RESPONSE: There is no coastal shoreland boundary existing within the proposed golf
course development.

i. The 50° measurement shall be taken from the closest point of the ordinary high-water mark to the
structure using a right angle from the ordinary high-water mark.

APPLICANT’S RESPONSE: Any development proposed near a wetland or other waterway will maintain a
minimum 50-foot setback.

SPECIAL CONSIDERATIONS, NATURAL HAZARDS AND ACCESS
ARTICLE 4.11 SPECIAL DEVELOPMENT CONSIDERATIONS AND OVERLAYS

SECTION 4.11.100 PURPOSE: The purpose of this Article is to prescribe special regulations for the use
and development of lands situated within resource or hazard areas identified on the Plan Maps for Volume I

(Balance of County6).

SECTION 4.11.110 PRIORITY OF RESTRICTIONS: When the restrictions imposed by the provisions of
an overlay or special development consideration pertaining to a property is found to be in conflict with the
primary zone the more restrictive provisions shall govern.

SECTION 4.11.120 GOAL #5 CONFLICT RESOLUTION PROCESS: When in the course of
implementing the Coos County Comprehensive Plan it becomes evident that a conflict exists concerning
the use of land identified as a Oregon Statewide Planning Goal #5 resource that is otherwise protected
pursuant to OAR 660-16-005(1), then any proposed conﬂicting use may only be allowed after the an
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Administrative Conditional Use application has been completed based on findings that address the
requirements of OAR 660-16-0005(2) and OAR 660-165-0010.

SECTION 4.11.125 SPECIAL DEVELOPMENT CONSIDERATIONS: The considerations are map
overlays that show areas of concern such as hazards or protected sites. Each development consideration
may further restrict a use. Development considerations play a very important role in determining where
development should be allowed in the Balance of County zoning. The adopted plan maps and overlay maps
have to be examined in order to determine how the inventory applies to the specific site.

APPLICANT’S RESPONSE: There are several Special Development Considerations that are identified in
conjunction with the land upon which the golf course is proposed. Each relevant consideration is
addressed below. While there is sufficient information available to address most considerations in their
entirety, other considerations can only be addressed when certain factors, such as structural size and exact
Jocation have been determined. To reduce the size of the applicant’s submittal, each special consideration
is listed by title and, where possible, the lengthy ordinance provisions addressing each consideration have
been omitted. The intent and applicability of each consideration is addressed in the “Applicant’s
Response.” :

SECTION 4.11.126 MINERAL &AGGREGATE PLAN IMPLEMENTATION STRATEGIES
(BALANCE OF COUNTY POLICY 5.5)

APPLICANT'’S RESPONSE: Pursuant to the Coos County Comprehensive Plan inventory maps, the
proposed golf course property is not located within an identified Mineral & Aggregate area.

SECTION 4.11.127 WATER RESOURCES (BALANCE OF COUNTY POLICY 35.8)

APPLICANT’S RESPONSE: Pursuant to the Coos County Comprehensive Plan inventory maps, the
proposed golf course property is not located within an identified water resource area.

SECTION 4.11.128 HISTORICAL, CULTURAL AND ARCHAEOLOGICAL RESOURCES, NATURAL
AREAS AND WILDERNESS (BALANCE OF COUNTY POLICY 5.7)

APPLICANT’S RESPONSE: Pursuant fo the Coos County Comprehensive Plan inventory maps, the
proposed golf course property is not located within an identified Historical, Cultural, Archaeological,
Natural or Wilderness area.
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SECTION 4.11.129 BEACHES AND DUNES (POLICY 5.10)

APPLICANT’S RESPONSE: Coos County Comprehensive Plan inventory maps show that the proposed
golf course is located within a Beaches and Dunes area of “Limited Development Suitability.”

Beach and Dune Areas with “limited development suitability” include all dune formations except older
stabilized dunes, active foredunes, conditionally stable foredunes that are subject to ocean undercutting or
wave overtopping, and interdune areas (deflation plains) subject to ocean flooding. Implementation shall
occur through an “Administrative Conditional Use process,” which shall include submission of a site
investigation report by a qualified registered and licensed geologist or engineer that addresses the
standards below. Coos County shall permit development within areas designated as "Beach and Dune
Areas with Limited Development Suitability” only upon the establishment of findings that consider at least:

a) The type of use proposed and the adverse effects it might have on the site and adjacent areas;
b) The need for temporary and permanent stabilization programs and the planned maintenance of
new and existing vegetation;

¢) The need for methods for protecting the surrounding area from any adverse effects of the
development; and

d) Hazards to life, public and private property, and the natural environment which may be caused

by the proposed use.

Coos County shall cooperate with affected local, state and federal agencies to protect the groundwater
from drawdown, which would lead to loss of stabilizing vegetation, loss of water quality, or intrusion of
saltwater into water supplies. Coos County shall cooperate with state and federal agencies in regulating
the following actions in the beach and dune areas with limited development potential:

a) Destruction of desirable vegetation (including inadvertent destruction by moisture loss or root
damage),

b) The exposure of stable and conditionally stable areas to erosion;

¢) Construction of shore structures which modify current air wave patterns leading to beach
erosion, and

d) Any other development actions with potential adverse impacts.

APPLICANT’S RESPONSE: In the Technical Memorandum from Eric Oberbeck, Engineering Geologist
for Cascadia Geoservices, Inc., found the following regarding development of a golf course on the subject

property (See Applicant’s Exhibit “I”) s:

The site is located within the Statewide Planning Goal 18 Beach and Dune Overlay Zone. Based on
a review of the Coos County Map Atlas, the area proposed has been classified, in accordance with
Goal 18 eligibility inventory, as having “Limited Suitability” for development. In agreement with
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our site observations, the USDA has mapped the area as both Open Dune Sand and Younger
Stabilized Dunes.

As discussed, the area proposed for development consists primarily of the open dune sand areas.
Based on our site evaluation and on our experience working in this region, it is our opinion that
developing the site into a golf course will not have an adverse impact on either the site or adjacent
areas. Further, it is our opinion that because the golf course will provide and maintain permanent
vegetation, the younger open dunes will be stabilized from further wind erosion. This permanent
stabilization will occur after final shaping eliminating the need for temporary stabilization
measures. As with other development projects in windy areas, erosion and sediment control
measures should be adopted during clearing and shaping of the site in accordance with DEQ s Best

Management Practices.

Further. we see no hazards to either life__public and private property, or to the natural environment
by the proposed development. Finally, it is our professional opinion that the proposed development
will not cause excessive destruction of desirable vegetation, where preserved (including inadvertent
destruction by moisture loss or root), caise exposure of stable and conditionally stable areas to
erosion or modify current air wave patterns leading to beach erosion.

As part of the proposed golf course development, a restaurant and club house will be constructed
into other ancillary structures. These will be wood framed structures supported on conventional
shallow foundations. We have observed these building sites, and it is our opinion that the sites are
suitable for the proposed development. Prior to finalizing design, CGS should be retained to
perform site-specific geotechnical evaluations of the sites. The site evaluations should include
subsurface explorations, laboratory testing and,_if required, a slope stability analysis. The report
should provide geotechnical design parameters for the soils encountered and provide special siting

measures including setbacks.

The technical memorandum from Cascadia Geoservices addresses the criteria for the development of a golf
course on the subject property. Further, the Memo concludes with “we see no hazards to either life, public
and private property, or to the natural environment by the proposed development (golf course).”

The structures proposed in conjunction with the golf course have not been architecturally designed and,
while the location of structures is generally known, the exact location of each structure is subject to change
as development of the course proceeds. That being the case, a second conditional use application
addressing “structural development" will be required when designed and exact location is determined.
Because the application(s) will be processed as a quasi-judicial land use decision with notice, standards
for individual structures need not be addressed at this time. As a condition of approval to this application,
the applicant will be required to seek approval under Beaches and Dunes limited development suitability
standards for each proposed structure.
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SECTION 4.11.130 NON-ESTUARINE SHORELAND BOUNDARY (BALANCE OF COUNTY
POLICY 5.10)

APPLICANT’S RESPONSE: There is an existing single lane bridge that currently crosses Two Mile Creek
and is contained within a Coastal Shoreland Boundary (CSB). Because the applicant wishes to protect the
creek and adjacent wetlands, they are proposing to utilize the existing bridge for access 1o the golf course.
In other words, there will be no new development occurring within the Coastal Shoreland Boundary.

The local Fire Marshall has inspected the bridge and determined it was adequate for emergency response.
David Evans and Associates, Structural Engineers, also inspected the bridge and fund it to be
suitable for all levels of truck traffic (See Applicant’s Exhibit "J”).

SECTION 4.11.131 SIGNIFICANT WILDLIFE HABITAT (BALANCE OF COUNTY POLICY 5.6)

APPLICANT’S RESPONSE: . Pursuant to the Coos County Comprehensive Plan inventory maps, no
portion of the golf course is located within an identified Significant Wildlife Habitat area.

SECTION 4.11.132 NATURAL HAZARDS (BALANCE OF COUNTY POLICY 5.11)

'APPLICANT 'S RESPONSE: Pursuant to the Coos County Comprehensive Plan inventory maps, the golf
course is located within numerous identified Natural Hazard areas. Each of the hazard types are
addressed below.

Flood Hazard, Riverine Flooding, Coastal Flooding

APPLICANT'S RESPONSE: Pursuant to the US Federal Emergency Management Agency (FEMA) flood
hazard maps, there is an area at the north and northeast end of the golf tract. The flood plain overlay takes
in a portion of the road and the bridge crossing Two Mile Creek. The bridge exists, and no flood review is
required unless a new bridge is proposed or there are considerable improvements to the existing bridge.
There is no development proposed within or near the flood zone and therefore, no flood application process
is required.

Landslides and Earthquakes, Landslide Susceptibility

APPLICANT’S RESPONSE: Pursuant to the Coos County Comprehensive Plan inventory maps, the
proposed golf course is located within areas with moderate and high landslide susceptibility. Coos County
only regulates development within areas subject to very high landslide susceptibility, and therefore
landslide susceptibility is not applicable to this application.

-
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Liquefaction Potential

Earthquakes: Coos County shall promote protection of life and property in areas potentially subject to
earthquake hazards. New development or substantial improvements in mapped areas identified as
potentially subject to earthquake induced liquefaction shall be subject to a geologic assessment review as
set out in this section. Such areas shall include lands subject to “very high” and “high” liquefaction
identified in DOGAMI Open File Report O-13-06, “Ground motion, ground deformation, tsunami
inundation, co-seismic subsidence, and damage potential maps for the 2012 Oregon Resilience Plan for
Cascadia Subduction Zone Earthquakes.”

APPLICANT'S RESPONSE: Pursuant to the Coos County Comprehensive Plan inventory maps, portions
of the proposed golf course are located within high liquefaction potential area and all new structures
developed within a high liquefaction area shall be subject to a Geologic Assessment (see below).

SECTION 4.11.155 GEOLOGICAL ASSESSMENT REVIEW GEOLOGIC ASSESSMENT REVIEW:

. The applicant(s) shall complete the following review to determine compliance with this section. This type
of review requires a conditional use application and shall follow the administrative procedures for
conditional uses found in Article 5 of the CCZLDO.

Because the majority of the structures associated with the golf course have not been designed, and the
exact location is unknown, it will be necessary to address ordinance requirements for liquefaction at a later
date. Because the standards of Section 4.11.115 will be addressed under a quasi-judicial land process with
notice, it is not required that the standards be addressed at this time.

Tsunamis

APPLICANT'’S RESPONSE: Pursuant to the Coos County Comprehensive Plan inventory maps, the golf
course is located within a tsunami zone. Currently, Coos County only regulates the development of
“Essential Facilities” in tsunami zones. The structures proposed in conjunction with the golf course do not
qualify as Essential Facilities pursuant to the Tsunami Hazard Overlay Definitions of Section 4.11.265,
CCZLDO and therefore tsunami provisions do not apply to this application.

Erosion, Riverine Streambank Erosion, Coastal, Shoreline and Headlands, Wind

APPLICANT’S RESPONSE: The standards for regulating Erosion are as follows:

e ——
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Erosion

Coos County shall promote protection of property from risks associated with shoreline, headland, and wind
erosion and deposition hazards.

Coos County shall promote protection of property from risks associated with bank erosion along rivers and
streams through necessary erosion-control and stabilization measures, preferring nonstructural solutions

when practical.

Any proposed structural development within a wind erosion/deposition area, within 100 feet of a
designated bank erosion area, or on a parcel subject to wave attack, including all oceanfront lots, will be
subject to a geologic assessment review as set out in Section 4.11.150. There is a setback of 100 feet from
any rivers or streams that have been inventoried in the erosion layer. If a variance is requested, a geologic
assessment will be required.

APPLICANT'S RESPONSE: There are no structures proposed within 100 feet of the existing Two Mile
Creek stream bank. No portion of the golf course will be developed within 100 feet of a designated bank
erosion area, or on a parcel subject to wave attack, including an oceanfront lot. While the proposed golf
course is not subject to this specific provision, erosion control, when necessary, will be complied with in
conjunction with development on land within the area designated as Beaches and Dunes Limited
Development Suitability, Liquefaction Potential, and in conjunction with the required Department of
Environmental Quality 1200-C Stormwater permi.

Wildfire

Coos County shall promote protection of property from risks associated with wildfires. New development
or substantial improvements shall, at a minimum, meet the following standards, on parcels designated or
partially designated as “High” or “Moderate” risk on the Oregon Department of Forestry 2013 Fire Threat
Index Map for Coos County or as designated as at-risk of fire hazard on the 2015 Coos County
Comprehensive Plan Natural Hazards Map:

APPLICANT'S RESPONSE: The proposed golf course is identified as being located within a High-Risk
Wildfire Hazard area. The primary cause for fire hazard throughout the area is the presence of the invasive
species, gorse, which exists on the subject property and on surrounding lands, primarily state park lands to
the west.

The development of the golf course will result in the removal of gorse within the applicant’s ownership
designated for golf. The golf course will primarily consist of fine fescue grasses that will be irrigated and
manicured for the establishment of tees, fairways, greens, and open space. The development of the course

e
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will improve fire hazard conditions by providing a green buffer between the state lands to the west and
private ownerships to the east.

There is no question that hazardous vegetation (primarily gorse) will be removed, and required buffers will
be maintained around all structures within the golf course. Applicable provisions addressing fire
protection buffers, mitigation, and abatement have been addressed below. While some of the provisions
may be formulated as criteria, other provisions are “requirements of law,” the implementation of which
are the absolute responsibility of the applicant/owner at the time of development.

1. The dwelling shall be located within a fire protection district or shall be provided witresidential fire
protection by contract. If the dwelling is not within a fire protection district, the applicant shall
provide evidence that the applicant has asked to be included within the nearest such district or is
provided fire protection by contract.

2. When it is determined that these standards are impractical the Planning Director may authorize
alternative forms of fire protection that shall comply with the following:

a. The means selected may include a fire sprinkling system, onsite equipment and water
storage or other methods that are reasonable, given the site IV- 168 conditions, as
established by credible documentation approved in writing by the Director;

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

dwelling;

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

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

3. Fire Siting Standards for New Dwellings:
a. The property owner shall provide and maintain a water supply of at least 500 gallons

with an operating water pressure of at least 50 PSI and sufficient % inch garden hose to
reach the perimeter of the primary fuel-free building setback.
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b. If anotlier water supply (such as a swimming pool, pond, stream, or lake) is nearby,
available, and suitable for fire protection, then road access to within 15 feet of the
water’s edge shall be provided for pumping units. The road access shall accommodate
the turnaround of firefighting equipment during the fire season. Permanent signs shall be
posted along the access rotite to indicate the location of the emergency water source.

4, Firebreak:

a. A firebreak shall be established and maintained around all structures, including decks,
on land owned or controlled by the applicant for a distance of at least 30 feet in all
directions.

b. This fircbreak will be a primary safety zone around all structures. Vegetation within this
primary safety zone may include mowed grasses, low shrubs (less than ground floor
window height), and trees that are spaced with more than 15 feet between the crowns
and pruned to remove dead and low (less than 8 feet from the ground) branches.
Accumulated needles, limbs and other dead vegetation should be removed from beneath

trees.

c¢. Sufficient garden hose to reach the périmeter of the primary safety zone shall be
available at all times.

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

Table 2 — Minimum Primary Safety Zone
Slope Feet of Primary Safety Zone Feet of Additional Primary Safety Zone Down Slope

0% 0 feet of additional primary safety zone down slope
10% 50 feet of additional primary safety zone down slope
20% 75 feet of additional primary safety zone down slope
25% 100 feet of additional primary safety zone down slope
40% 150 feet of additional primary safety zone down slope

.m
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e. All new and replacement structures shall use non-combustible or fire resistant roofing
materials, as may be approved by the certified official responsible for the building permit.

f. If a water supply exceeding 4,000 gallons is suitable and available (within 100 feet of the
driveway or road) for fire suppression, then road access and turning space shall be provided
for fire protection pumping units to the source during fire season. This includes water
supplies such as a swimming pool, tank or natural water supply (e.g. pond).

g. The structure shall not be sited on a slope of greater than 40 percent.
h. If the structure has a chimney or chimneys, each chimney shall have a spark arrester.

i. Except for private roads and bridges accessing only commercial forest uses, public
roads, bridges, private roads, and driveways shall be constructed so as to provide
adequate access for firefighting equipment. Confirmation shall be provided from the
Coos County Road Department or local fire protection district that these standards have
been met.

5. Wildfires inside urban growth boundaries.

Certain areas inside urban growth boundaries may present special risks and may be made subject to
additional or different standards and requirements jointly adopted by a city and the county in the
form of code requirements, master plans, annexation plans, or other means.

APPLICANT’S RESPONSE: The provisions above are primarily intended to address dwellings (residential
uses) cited on lands with a wildfire hazard designation. However, the provisions also address “structures”
or “all structures,” so out of an abundance of caution, the applicant will apply the primary fire protection
standards to the proposed golf course development.

Subsection #1 above requires that dwellings shall be located within a Fire Protection District (REPD)or
asked to be included within the nearest Fire Protection District. While this requirement clearly applies to
dwellings, it should be noted that the proposed golf course is located within the City of Bandon RFPD.

Subsection #2 above also appears to apply to residential uses and addresses the availability of water
sources at the development site. The development and maintenance of a golf course requires substantial
amounts of water for irrigation, which is generally procured from a highly developed groundwater source
that often involves ponds and/or reservoirs. Whatever the source of water for the golf course, that water
source will also be utilized for domestic, landscape irrigation and fire protection. As a part of the
irrigation system, high-pressure, high-volume hydrants for fire suppression will be strategically located
throughout the facility as recommended by the local RFPD Fire Chief.

o
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It is worthy of noting that the irrigation and fire protection measures available at the course will not only
protect structures within the facility, but will also be available, if needed, to help suppress fire on adjacent
lands inundated with the highly flammable vegetation (gorse).

Subsection 3 above addresses fire standards for new dwellings. The fire standards cited under subsections
(a) and (b) are nominal when compared with the fire suppression sources that will be implemented in
conjunction with the golf course.

Subsection 4 above addresses fire break buffers and appropriate vegetation around structures. All
structures within the golf course will meet or exceed fire break standards. Where vegetation is appropriate
near structures, it will consist of low-lying landscaping with irrigation.

Structures on slopes and safety buffers are also addressed under subsection #4. The proposed structures
throughout the course will be constructed on relatively flat land that does not exceed a 10% slope in any
direction. The standards also address fire resistant roofing, chimney spark arresters and road
development capable of supporting fire-fighting equipment. The roofing on all structures will be fire
resistant and there are no anticipated fireplaces with chimneys needing spark arresters. Roads to primary
structures throughout the facility will be constructed to county standards with paved asphalt surfaces.

Subsection 5 above addresses uses and applicable fire standards within Urban Growth Boundaries. The
proposed golf course is not contained within an Urban Growth Boundary.

HIGHWAY ACCESS

APPLICANT’S RESPONSE. Access to the golf course is from Oregon State Highway 101. The Oregon
Department of Transportation (ODOT) has been contacted regarding the project and the applicant’s
representatives have met on site with ODOT staff. ODOT does not provide access permits for projects
until a formal application has been filed with the local jurisdiction (Coos County) responsible for
permitting the proposed use. It is anticipated that during the review of the application, the county planning
department will contact ODOT for comment. At that time, ODOT will provide written comment regarding
the proposed access location. During the on-site inspection, ODOT staff did not see any serious concerns
regarding the proposed access location and noted that the proposed location provided for good highway
visibility to both the north and south.

ON-SITE SANITARY

APPLICANT’S RESPONSE: It is anticipated that on-site sanitary waste will be addressed through an on-
site sanitary septic system and drainfield. Prior to development, it will be required that the applicant

NEW RIVER DUNES GOLF COURSE CONDITIONAL USE APPLICATION . . Page 36



receive a Wastewater Pollution Control Facility (WPCEF) permit from the Oregon Department of
Environmental Quality (DEQ) for a subsurface waste disposal system.

WATER RIGHTS

APPLICANT’S RESPONSE: It is anticipated that the water source for irrigation and domestic use will be
from deepwater wells and potentially reservoirs or ponds. Any groundwater irrigation sources developed
in conjunction with the golf course will require water permits through the Oregon Water Resources
Department (OWRD). Water permits will not be issued by the state unless it can be demonstrated by the
applicant that there will be no injury to other users (agricultural or otherwise), or surface water and
ground water sources.

1200-C STORMWATER EROSION CONTROL PERMIT

APPLICANT’S RESPONSE: Prior to ground disturbance for development of the golf course, it is required
that a Stormwater Erosion and Sediment Control Plan be filed and approved by the Oregon Department of
Environmental Quality. The plan assures that surface waters of the state, including wetlands, are
protected from high levels of sediment from stormwater runoff during excavation and development

activities.

SECTION 7.1.250 MATERIALS REQUIRED FOR AN APPLICATION: A traffic plan (item 1) will be
required for all rezones, recreational vehicle parks, campgrounds, mobile home parks, land divisions,
industrial developments, commercial developments and high intensity development plans. The Roadmaster
in consultation with the Planning Director will have discretion to waive items 2 through 4 based on the
findings that the increase in development is diminimus to the existing development.

1. Traffic Plan - A parking/traffic plan shall be submitted to address all of the following:
a. Property boundaries.

APPLICANT’S RESPONSE: The boundaries of the golf course subject to traffic and parking plans have
been submitted in the form of the revised New River Dunes Conceptual Master Plan (Exhzbrt “C”) and
Preliminary Clubhouse Site Plan (Exhibit “D”),

b. Location of al structures on the subject property

APPLICANT’S RESPONSE: A conceptual plan for the proposed structures is reflected on the revised
master plan and preliminary clubhouse plan.

c. Required parking spaces;
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APPLICANT’S RESPONSE: The parking facility has not been designed. The county ordinance does not
appear to have a parking space requirement for a golf course. The applicant plans to construct at least
one parking lot for the facility with approximately 70 to 80 spaces. Prior to development, the applicant
will submit a parking plan to the county for processing through a compliance determination.

d. Current utilities and proposed utilities;

APPLICANT’S RESPONSE: Potable water will occur through an on-site well. Sanitation service will
occur through on-site septic systems approved through the Oregon Department of Environmental Quality.
The only public services to the golf course will be electrical service from Coos-Curry Electric or the City of
Bandon, and perhaps cable service for providing internet and wi-fi service. The installation and location
will be determined by agreements with the service providers-and the location of existing improvements.

e. Roadmaster may require drawings and specs from the Oregon Standards Specification
Manual (OSSC) (current edition);

APPLICANT'S RESPONSE: The Oregon Department of Transportation has standardized plans for
deceleration lanes and intersections that will provide the information necessary to develop the only
substantial intersection applicable to the project. The 1/2 mile of Boak Lane (half public and half private)
providing ingress and egress to the proposed golf course currently consists of a well-maintained gravel
road with a substantial base from years of use and maintenance. The proposed 24-foot paved road will
oceur over the existing road surface with any improvements necessary to meet county standards.

The private driveway currently exists but will require some widening to meet the proposed 24-foot, two
lane, paved surface. The proposed ingress and egress will occur over improved rural roads that require no
special design or drawings to meet county standards.

f. The location and design of bicycle and pedestrian facilities shall be indicated on the site
plan if applicable;

APPLICANT’S RESPONSE: No bicycle or pedestrian facilities are required in conjunction with rural
roads.

g. Pedestrian access and circulation will be required if applicable. Internal pedestrian
circulation shall be provided in new commercial, office, and multi-family residential
developments through the clustering of buildings, construction of walkways, landscaping,
accessways, or similar techniques:

APPLICANT’S RESPONSE: The proposed golf course does not include commercial, office or multi-family
residential development. However, pedestrian access and circulation is reflected on the preliminary
clubhouse site plan.

NEW RIVER DUNES GOLF COURSE CONDITIONAL USE APPLICATION Page 38



h. All plans (industrial and commercial) shall clearly show how the internal pedestrian and
bicycle facilities of the site connect with external existing or planned facilities or systems;

APPLICANT'S RESPONSE.: This requirement is not applicable to the proposed development.

i. Location of existing and proposed access point(s) on both sides of the road where
applicable;

APPLICANT'’S RESPONSE: There are seven dwelling parcels with driveways on the north side and one
dwelling parcel with a driveway on the south side of Boak Lane. Wobbler Road extends north from Boak
Lane and serves a half dozen dwelling parcels. There are no access points from the private driveway
crossing the applicant’s ﬁroperty.
j. Distances to neighboring constructed access points, median openings (where applicable),
traffic signals (where applicable), intersections, and other transportation features on both

sides of the property:

APPLICANT’S RESPONSE: The applicant could find no rural road standards for distances between
residential driveways for rural roads. The applicant’s driveway that will provide access to and from the
golf course is one half mile from US Highway 101. There are no traffic signals proposed, other than a stop
sign at the intersection of the applicant’s driveway with Boak Lane.

k. Number and direction of lanes to be constructed on the road plus striping plans;

APPLICANT’S RESPONSE: Boak Lane as well as the private driveway to the golf course will be improved
to 24-foot paved surfaces. Striping will be provided as required by the Roadmaster.

1. All planned transportation features (such as sidewalks, bikeways, auxiliary lanes, signals,
etc.); and

APPLICANT’S RESPONSE: No sidewalks, bikeways or auxiliary lanes are proposed.

m, Parking and internal circulation plans including walkways and bikeways, in UGB’s and
UuC’s.

APPLICANT'S RESPONSE: The proposed golf course is not contained within a UGB or UUC.
2. Traffic Study completed by a registered traffic engineer.
3. Access Analysis completed by a registered traffic engineer.

4. Sight Distance Certification from a registered traffic engineer.
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APPLICANT'S RESPONSE:

o The applicant will be working with ODOT and will provide any required design drawings for
improvements at the intersection of Boak Lane and Hwy 101.

o The applicant will provide design drawings to the Coos County Road Department for
improvements at the intersection of the applicant’s driveway and Boak Lane.

e The applicant will provide design drawings to the County Road Department for the roundabouts
proposed within the first one-half mile of Boak Lane.

o Access to the proposed development is from US Highway 101 to Boak Lane, which consists of a
public right-of-way for 1300 feet, and a private easement for an additional 1300 feet, to where it
intersects with the applicant’s ownership.

o The applicant has met on-site with the Oregon Department of Transportation (ODOT), District 7
Permit Specialist and has discussed the proposed access location with the Region 3 Senior
Transportation Planner. It has been determined that there are no line-of-sight conflicts in either
direction and that the only required improvements may be a southbound deceleration lane on
Highway 101, together with the relocation of utility poles and lines along the highway.

o The applicant was informed that ODOT does not provide official comment until notice is received in
conjunction with the processing of the application. ODOT will respond with comments and any
requirements during the application process. Based upon available information and their site visit,
the department did not believe that a formal traffic study would be required. Because the Boak
Lane intersection with Hwy 101 is the only significant public intersection that will be directly
affected by the proposed use, it is premature to require a traffic plan, study, or analysis unless
requested by ODOT.

e The applicant is proposing to improve the one-half mile of gravel road (Boak Lane) as well as the
private driveway to the golf course, with a 24-foot, two-lane, paved surface. The road is relatively
straight with excellent visibility.

e There are 16 residential uses that currently utilize Boak Lane for ingress and egress. Utilizing the
recognized standard of 10 trips per day for each residence, which equates to 160 trips. The
proposed golf course, based on 150 rounds per day max, could potentially generate 150 to 200 trips
per day with consideration given to caddy and employee traffic. An intersection with 1000 trips or
below per day maintains an “A” classification on an A to F (failing) scale. The total residential and
golf trip generation per day will not exceed 350 to 400 trips, well below the 1000 trips necessary to
maintain an “A” classification.

o The proposed golf course will act as a satellite course for the Bandon Dunes Resort. Reservations
and tee times will be booked by the Bandon Dunes Resort, and it is anticipated that a large
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percentage of the golfers playing the proposed course will be patrons of the resort. The resort will
provide a shuttle service (16-person capacity) to and from the resort, which will reduce the number
of trips per day calculated above.

e Based on the type of use, the trips generated will be spread evenly throughout the day as golfers
arrive and depart based upon standardized tee times. The staggered traffic patterns reduce
stacking at the applicable intersections.

o A deceleration lane will be constructed adjacent to the southbound lane of Hwy 101, at its
intersection with Boak Lane. There will be no left turn lane for northbound traffic.

e Relocation of utility poles, utility lines and mailboxes will be required.
o Boak Lane will be improved from its current gravel surface to a 24-foot paved surface.

» There are two roundabouts proposed within the first half mile of Boak Lane (county road and
private easement) as speed control and turnaround features. The centers of the roundabouts will be
landscaped with signage.

e The private driveway across the applicant’s ownership to the golf course will also consist of a 24-
foot, two-lane road with a paved surface. The road will be improved in the same general location
as the existing gravel road that will provide access to the north end of the golf course and proposed
parking lot.

There is one exception to the two-lane private driveway where it crosses a single-lane bridge over Two
Mile Creek and its associated wetlands. That location will remain a single-lane road with pullouts on both
sides of the bridge, with visual clearance between the pullouts. David Evans and Associates, Structural
Engineers, inspected the bridge and found it to be suitable for all levels of truck traffic (See Applicant’s
Exhibit "J”).

By all standards, the proposed golf course will generate an acceptable level of traffic based upon the level
of improvements proposed above. The needed improvements (deceleration lane and intersection
improvements) can be designed utilizing standardized information from ODOT and Coos County Road
Standards. :

There is no logical reason to require a Traffic Study when the road and intersections will remain at the
highest level of classification. The Oregon Department of Transportation will conduct an access analysis
for the intersection of Boak Lane with their state highway. The Oregon Department of Transportation will

determine whether there is adequate sight distance at the Boak Lane and Hwy 101 intersection.

Because the classification of the road and intersections will not change, the proposed impact is diminimus.
The applicant therefore requests that the Planning Director and the Roadmaster waive subsections (2), (3),
and (4) pursuant to Section 7.1.150. based upon the factual information provided above.

2
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LAWFULLY CREATED TRACT

The following information verifies that the golf course tract is made up of lawfully created parcels (See
Applicant’s Exhibit “K”). ’

APPLICANT’S RESPONSE: The areas in green on Exhibit “I” were created in conjunction with
application D-23-002/ACU-23-037, which was approved by Coos County on November 21, 2023. The
approval was for both a Lawfully Created Unit of Land application and a Conditional Use application for
multiple Property Line Adjustments. The areas shown in green are two of the resulting parcels per
Property Line Adjustment Deeds 2024-01176, 2024-01177, and 2024-01178, Deed Records of Coos
County. The parcels utilized in the adjustments were determined to be lawfully created and therefore the
parcels resulting from those adjustments are also lawfully created parcels.

The area in yellow was created by Property Line Adjustment Deed 2003-6462 following approval of the
adjustment by Coos County. The two adjusted parcels were lawfully created in 1947 by Sheriff’s Deed
Volume 171, Page 21, and in 1963 by Quit Claim Deed Volume 300, Page 221 Deed Records of Coos
County. Both of the parcels utilized for the adjusiment were created by deed prior to the January 1, 1986
date prohibiting the creation of new parcels by deed. The parcels utilized in the adjustment were lawfully
created, and therefore the parcels resulting from the adjustments are also lawfully created parcels.

The area in pink on Exhibit “I” was created in conjunction with application D-23-003/PLA-23-014, which
was approved by Coos County on November 1, 2023. The approval was for both a Lawfully Created Unit
of Land application, and a Property Line Adjustment application. The area shown in pink is the resulting
parcel per Property Line Adjusiment Deed 2024-01179, Deed Records of Coos County. The parcels
utilized in the adjustment were determined to be lawfully created and therefore the parcel resulting from
the adjustment is a legal parcel. '

The parcel in blue was purchased by the applicant in 2023 per Warranty Deed 2023-6827. The property
was also purchased in its current configuration in 1977 per Warranty Deed 77-6-10496, Deed Records of
Coos County. The parcel was lawfully created prior to the January 1, 1986 date prohibiting the creation of
new parcels by deed and is therefore a legal parcel.

CONCLUSION: The information above verifies that the applicant’s ownership is comprised of legal
parcels and is therefore a legal tract of land.
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MAINTAINED TURF/ INTERMEDIATE AREAS - 140 ACRES
PRACTICE AREA(S) - 25 ACRES

OPEN SPACE (INCLUDES DUNES, TREES, NATIVE VEGETATION
& SCRUE) - 134 ACRES

TOTAL GOLF COURSE PROPERTY AREA = 342 ACRES

APPLICANT’S EXHIBIT “B”

Golf Course Layout with Acreage
NEW RWER DUNES GOLF COURSE DAVID M(LAY Kicp
GOLF COURSE EXHIBIT 'B’




FEMA - ZONE A - 23 ACRES
WETLANDS - 20 ACRES
MAINTAINED TURF (GREENS, TEES AND FAIRWAY) - 90 ACRES

PRACTICE AREA(S} - 25 ACRES

APPLICANT’S EXHIBIT “C”

Golf Course Layout Maintained Turf
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Custom Soil Resource Report

Map Unit Legend:

o & d

ap Uit Namie: © i

2C : Bandon—BIacklock-complex. Oto
12 percent slopes

58 ’ ' Blacklock fine sandy loam, 3 to 24 0.7% 1"
7 percent slopes

8B ' Bulfards sandy loam, 0 to 7 04 . 0.1%

: percent slopes .
8C Bullards sandy loam, 7 to 12 L 174 5.1%
: percent slopes

8E Bullards sandy loam, 30 to 50 5.8 1.7%
percent slopes

16 Dunefand ' 1283 , 37.4%

28 ) Heceta fine sand 40.5 . 11.8%

298 Heceta-Waldport fine sands, 0 247 7.2%
to 7 percent slopes :

34 Langlols silty clay loam . 08| 3.1%

59D Waldport fine sand, 0 to 30 44.4 13.0%
percent slopes

59E Waldport fine sand-, 30to 70 118 3.4%
percent slopes .

60D Waldport-Dune land complex, 205 6.0%
12 to 30 percent slopes

61D Waldport-Heceta fine sands, 0 36.0 10.5%

to 30 percent slopes

Totals for Area of Interest 3431 100.0%

Map Unit Descriptions

The map units delineated on the detailed soil maps in a soil survey rep'resent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or misceilaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some
observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxcnomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Consequently, every map unit is made
up of the soils or miscellaneous areas for which it is named and some minor
components that belong to taxonomic classes other than those of the major soils.
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Custom Soil Resource Report

Coos County, Oregon

. 2C—'Bandon-BIacklock complex, 0 to 12 percent slopes

Map Unit Setting
National map unit symbol: 21nb
Etevation: 0 to 300 feet
Mean annual precipitation: 50 to 75 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days .
Farmland classification: Farmland of unique lmportance

Map Unit Composition
Bandon and simifar soils: 60 percent
Blacklock and similar soils: 20 percent

* Minor components: 13 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Bandon

Setting
Landform: Marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Sandy marine deposits

Typical profile
Oe - 0 to 1 inches: moderately decomposed plant material
H1 - 1to 6 inches: sandy loam
H2 - 6 fo 31 inches: loam ’
H3 - 31 fo 44 inches: cemented
H4 - 44 to 61 inches: Joam

Properties and qualities

Slope: 0 to 12 percent

Depth fo restrictive feature: 20 to 36 inches to ortstein

Drainage class: Well drained

Capacity of the most limiting fayer fo fransmit water (Ksat): Moderately high to high
(0.57 {0 1.98 infhr)

Depth to water table: More than 80 inches

Frequency of flooding: None

Freguency of ponding: None

Available water supply, 0 fo 60 inches: Low (about 4.9 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Ecological site: FO04AC4090R - Coastal Upland Cool Forest
Forage suitability group: Well Drained <15% Slopes (G004AY0140R)
Other vegelative classification: Well Drained <15% Slopes (GO04AY0140R)
Hydric soil rating: No

14



Custom Soll Resource Report

Description of Blacklock

Setting
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-siope shape: Concave
_Across-slope shape: Concave
Parent material: Sandy marine deposits

Typical profile
Qi - 0 to 1inches: slightly decomposed plant matenal
H1 - 1to 4 inches: fine sandy loam
H2 - 4 to 16 inches: loamy fine sand
H3 - 16 to 53 inches: cemented
H4 - 53 to 76 inches: sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: 12 to 20 inches to ortstein
Drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat}: Moderately high to high
(0.57 to 1.98 in/hr)
Depth to water table: About 0 to 18 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches. Very low (about 2.6 inches)

Interpretive groups
Land capability classification (rmgated) 4w
Land capability classification {nonirrigated): 6w
Hydralogic Soil Group: C/D
Ecological site: FO04AC0150R - Aquic Forest
Hydric soil rating: Yes

Minor Components

Heceta
Percent of map unit: 7 percent
Landform: Deflation basins on dunes
Down-siope shape: Linear
Across-siope shape: Linear
Other vegetative classification: Poorly Drained (GO04AY0180R)
Hydric soil rating: Yes

Yaquina
Percent of map unit: 6 percent
Landform: Marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-siope shape: Linear
Other vegetative classification: Somewhat Poorly Drained {GO04AY0170R)
Hydric soil rating: Yes
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Custom Soil Resource Report

Minor Components

Heceta
Percent of map unil: 8 percent
Landform: Deflation basins on dunes
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (GO04AY0180R)
Hydric soil rating: Yes

8B—Bullards sandy loam, 0 to 7 percent slopes

Map Unit Setting
National map unit symbol: 21rc
Elevation: 30 to 600 feet
Mean annual precipitation: 55 to 75 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Buflards and similar soils: 75 percent
Minor components: 9 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Bullards

Setting
Landform: Marine terraces
Landform position (three-dimensional): Tread
Down-slope shape! Linear
Across-slope shape: Linear
Parent material: Mixed eolian and marine deposits

Typical profile
Qi - 0 to 3 inches: slightly decomposed plant material
H1 - 3 to 10 inches. sandy loam
H2 - 10 to 44 inches: gravelly sandy loam
H3 - 44 to 63 inches: sand

Properties and qualities
Slope: 0 to 7 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately hlgh to high
{0.57 o 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.9 inches)
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Custom Soil Resource Report

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soif Group: B .
Ecological site: FO04AC4100R - Coastal Upland Warm Forest
Forage suitability group: Well Drained <15% Slopes (G004AY0140R)
Other vegetative classification: Well Drained <15% Slopes (G004AY0140R)
Hydric soil rating: No -

Minor Components

Blacklock
Percent of map unit:'9 percent
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

8C—Bullards sandy foam, 7 to 12 percent slopes

Map Unit Setting
National map unit symbol: 21rd
Elevation: 30 to 600 feet
Mean annual precipitation: 55 to 75 inches
Mean annual air temperature: 52.to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Compaosition
Bullards and similar soifs: 75 percent
Minor components: 8 percent
Estimates are based on observations, descriptions, and fransects of the mapunit.

Description of Bullards

Setting
" Landform: Marine terraces
Landform position (three-dimensional): Riser
Down-slope shape: Linear
Across-slope shape: Linear
Psdrent materiaf: Mixed eolian and marine deposits

Typical profile
Qi - 0 to 3 inches: slightly decomposed plant material
H1 - 3o 10 inches: sandy loam
H2 - 10 to 44 inches: gravelly sandy loam
H3 - 44 to 63 inches: sand

18



Custom Soil Resource Report

Properties and qualities
Slope: 7 to 12 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat) Moderately high to high
(0.57 to 1.98 infhr)

Depth to water table: More than 80 mches
Frequency of flooding: None

- Frequency of ponding: None
Available water supply, 0 to 60 inches: Low {about 5.9 inches)

Interpretive groups
Land capability classification (irrigated): None specified
~Land capabifity classification (nonirrigated): 3e
Hydrologic Soil Group: B
Ecological site: FO04AC4100R - Coastal Upland Warm Forest
Forage suitability group: Well Drained <15% Slopes (G004AY0140R)
Other vegetative classification: Well Drained <15% Slopes (G004AY0140R)

Hydric soil rafing: No

Minor Components

Blacklock
Percent of map unit: 8 percent
Landform: Depressions on marine terraces
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

8E—Bullards sandy loam, 30 to 50 percent slopes

Map Unit Setting
National map unit symbol: 21rg
Elevation: 50 to 600 feet
Mean annual precipitation: 55 to 75 inches
Mean annual air femperature: 52 to 54 degrees
Frost-free period: 200 to 240 days
Farmiand classification: Not prime farmland

Map Unit Composition
Bultards and similar soils: 80 percent
Estimates are based oh observations, descriptions, and transects of the mapunit.

Description of Bullards

Setting
Landform: Marine terraces
Landform position (three-dimensional): Riser
Down-slope shape: Linear '
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Custom Soil Resource Report .

'Across-siope shape: Linear
Parent material: Mtxed eolian and marine deposﬁs

Typical profile :
Oi - 0 fo 3 inches: slightly decomposed plant material
H1 - 3 to 10 inches: sandy loam
H2 - 10 to 44 inches: gravelly sandy loam
H3 - 44 to 63 inches: ‘sand

Propertiés and qualities
Sfope: 30 to 50 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained .
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 5.9 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification {nonirrigated): ©e
Hydrologic Soil Group: B
Ecological site: FO04AC4100R - Coastal Upland Warm Forest
Hydric soil rating: No

16—Dune land

Map Unit Setting .
National map unit symbol: 21mm
Elevation: 01to 100 feet
Mean annual precipitation: 50 to 70 inches
Mean annual air temperature: 52 to 54 degrees F -
Frost-free period: 200 to 240 days :
Farmfand classification; Not prime farmland

Map Unit Composition
Dune land: 80 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and fransects of the mapunit.

Description of Dune Land

Setting
Landform: Dunes on marine terraces
Parent material: Eolian sands

Typical profile
C - 0to 60 inches: fi ine sand

Interpretive groups
Land capability classification (irrigated): None specified
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' Custom Soil Resource Report

Land capability classifi cafron (nommgated) 8
Hydric soil rating: No

Minor Components

Heceta
Percent of map unit: 10 percent
Landform: Deflation basins on dunes
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (GOO4AY01 80R)
Hydrie soif ratmg Yes

28—Heceta fine sand

Map Unit Setting
National map unit symbol: 21n8
Efevation: 0 to 80 feet
Mean annual precipitation: -50 to 70 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Heceta and simifar soifs: 80 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Heceta

Setting
Landform: Defiation basins on dunes
Down-sfope shape: Linear
Across-slope shape: Linear
Parent material: Eolian deposits

Typical profile
H1-0to 4 inches: fine sand
H2 - 4 to 60 inches: sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Poorly drained

Capacity of the most limiting layer to transmit water (Ksat): High to very high (5.95

to 19.98 in/hr)
Depth to water table: About 0 inches
~ Frequency of flooding: None
Frequency of ponding: Frequent
Avaifable water supply, 0 to 60 inches: Low {(about 3.6 inches)
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Custom Sail Resource Report

Interpretive groups
Land capability classification (irrigated). 4w
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: AD
Ecological site: RO04AB2030R - Aquic Interdune )
Forage su.rtabmty group: Poorly Drained (GO04AY0180R)
Other vegetative classification: Poorly Drained (GO04AY01 BOR)
Hydric soil rating: Yes

ZQB—Heceta-Waldport fine sands, 0 to 7 percent slopes

Map Unit Settlng
National map unit symbol: 21n9
Elevation: 0 to 50 feet
Mean annual precipitation: 50 to 70 inches
Mean annual air temperature: 5210 54 degrees F
Frost-free period: 200 to 240 days
Farmfand classification: Farmland of statewide importance

Map Unit Composition
Heceta and simifar soils: 55 percent
Waldport and similar soils: 25 percent
Minor components: 10 percent :
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Heceta

Setting
Landform: Deflation basins on dunes
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Eolian deposits

Typical profile
H1 - 0o 4 inches: fine sand.
H2 - 4 fo 60 inches: sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Poorly drained
Capacity of the most limiting layer to transmit waler (Ksat): ngh to very high (5.95
tc 19.98 in/hr)
Depth to waler table: About 0 inches
Frequency of flooding: None
Frequency of ponding: Frequent
Available water supply, 8 to 60 inches: Low (about 3.6 inches)

Interpretive groups
" Land capability classification (irrigated): 4w
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: AD
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Custom Soil Resource Report

Elevation: 0 to 40 feet
Mean annual precipitation: 50 to 80 lnches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
' Farmland classification: Farmland of statewide importance

Map Unit Coniposition
Langlois and similar soils: 80 percent
Minor components: 13 percent
Estimates are based on obssrvations, descriptions, and transects of the mapunit.

Description of Langlois

Setting
Landform: Flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear -
Across-slope shape: Linear
Parent material: Mixed alluvium

_ Typical profile
" H1-0to 10 inches: silty clay loam
H2 - 10 to 28 inches: silty clay
H3 - 28 to 60 inches: ciay

Properties and qualities
Siope: 0 to 1 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Very poorly drained
Capacity of the most limiting fayer to transmit water (Ksat): Moderately low to
moderately high (0.06 to 0.20 in/hr)
Depth to water table: About D inches
Frequency of flooding: Frequent
Frequency of ponding: Frequent
Maximum salinify: Nonsaline to slightly saline (0.0 to 4.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 8.1 inches)

Interpretive groups
Land capability classification (irrigated): 4w
Land capability classification (nonirrigated): 4w
Hydrologic Solf Group: C/D
Ecological site: FOO4ACO130R - Aquic Flood Plain Forest
Forage suitability group: Very Poorly Drained (GO04AY0190R)
Other vegetative classification: Very Poorly Drained (G004AY0190R)
Hydric soil rating: Yes

Minor Components

Chetco
Percent of map unit: 7 percent
Landform: Deltas, flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Other vegelative classification: Very Poorly Drained (GO04AY0190R)
Hydric soil rating: Yes
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Custom Soil Resource Report

Coquille
Percent of map unif: 6 percent
Landform: Flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-sfope shape: Linear
Other vegetative classification: Very Poorly Drained (GO04AY0190R)

Hydric soil rafing: es

59D—Waldport fine sand, 0 to 30 percent slopes

Map Unit Sefting
National map unit symbol 21q8
Efevation: 010 120 feet
Mean annual precipitation: 50 to 70 inches
Mean annual air femperature: 52 to 54 degrees F
Frost-free pertod 200 to 240 days
Farmland classification: Not prime farmland

Map Unit Composition
Waldport and similar soils: 75 percent
Minor components: 9 percent
Estimates are based on observafions, descriptions, and transects of the mapunit.

Description of Waldport

. Setting
Landform: Dunes
Down-slope shape: Linear
Across-slope shape: Linear
Parent material. Eolian sands

Typical profile
H1-0to 7 inches: fine sand
HZ - 7 to 60 inches: fine sand

Properties and gualities
Slope: 0 to 30 percent
Depth to restrictive feature: More than 80 inches
Drainage tlass: Excessively drained
Capacity of the most limiting layer to fransmif water (Ksat): Very high (19.98 to
99.90 in/hr)
Depth to water table: More than 80 inches
Frequernicy of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.6 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
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Custom Soil Resource Report

Hydrologic Soil Group: A
Ecological site: FO04AB2020R - Dune Forest
Hydric soil rating: No .

Minor Coinponents

Heceta
Percent of map unit: 9 percent
Landform: Deflation basins on dunes
Down-slope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained (GOO4AY01BOR)
Hydric soif rating: Yes

59E—Waldport fine sand, 30 to 70 percent slopes

Map Unit Setting
National map unit .s,w‘r.vbo:r 21q9
Elevation: 0 to 160 feet
Mean annual precipitation: 50 to 70 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmiand classification: Not prime farmland

Map Unit Composition
Waldport and similar soils: 75 percent
Minor components: 8§ percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Waldport

Setting
Landform: Dunes
Down-siope shape. Linear
Across-slope shape: Linear
Parent material: Eolian sands

Typical profile
H1 - 0 fo 7 inches: fine sand
H2 - 7 to 60 inches: fine sand

Properties and qualities
Slope: 30 to 70 percent -
Depth fo restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacily of the most limiting layer to transmit water (Ksaf): Very high (19.98 to
99.90 in‘hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.6 inches)
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Custom Soil Resource Report

Interpretive groups :

' Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: A :

Ecolagical site; FO04AB2020R - Dune Forest
Hydric soil rating: No

Minor Components

Heceta
Percent of map unit: 8 percent
Landform: Deflation basins on dunes-
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

60D—Waldport-Dune land complex, 12 to 30 percent slopes

Map Unit Setting
National map unit symbol: 21qd
Elevation: 0 to 80 feet
Mean annual precipitation: 50 to 70 inches
Mean annual air femperature: 52 to 54 degrees F
Frost-free period: 180 to 260 days
Farmland classification: Not prime farmtand

Map Unit Composition
Waldport and similar soils: 60 percent
Dune fand: 30 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and fransects of the mapunit.

Description of Waldport

Setting
Landform: Dunes
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Eclian sands

Typical profile
H1-0to 4 inches: fine sand
HZ2 - 4 to 60 inches: fine sand

Properties and qualities
Slope: 12 to 30 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksal): Very high (19.98 to
99.90 in/hr)
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Custom Soil Resource Report

Depth to waler table: More than 80 inches

Frequency of flooding: None

Freguency of ponding: None -
Avaifable water supply, 0 to 60 inches: Low (about 3.6 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capabilily classification (nommgated) 7e
Hydrologic Soil Group: A
Ecological site: FO04AB2020R - Dune Forest
Hydric soil rating: No

De§cription of Dune Land

Setting
Landform: Dunes on marine terraces
Parent material: Eclian sands

Typical profile
C - 0 to 60 inches: fine sand

Interpretive groups
Land capability c!ass:ﬂcaﬁon {irrigated): None specified
Land capability classification (nonirrigated): 8
Hydric soif rating: No

Minor Components

Heceta
Percent of map unit: 10 percent
Landform: Deflafion basins on dunes
Down-sfope shape: Linear
Across-slope shape: Linear
Other vegetative classification: Poorly Drained {GOC4AYD180R)
Hydric soif rating: Yes

61D—Waldport-Heceta fine sands, 0 to 30 percent slopes

Map Unit Setting
National map unit symbol: 21qf
Elevation: 0 to 80 feet
Mean annual precipitation: 50 to 70 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 200 to 240 days
Farmiand classification: Not prime farmland

Map Unit Composition
Waldport and similar soils: 50 percent
Heceta and similar soils: 30 percent
Minor compeonents: 7 percent
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Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Waldport

Setting
Landform: Dunes
Down-slope shape: Linear -
Across-slope shape: Linear
Parent material: Eclian sands

Typical profile
H17-0to 7 inches: finé sand
H2 -7 to 60 inches: fine sand

Properties and qualities
Sfope: 0 1o 30 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): Very high (19.98 to
99,90 infhr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.6 inches)

Interpretive groups )
Land capability classification (irrigated): None specified
Land capability classification {nonirrigated). Te
Hydrologic Soif Group: A
Ecological site: FOD4AB2020R - Dune Forest
Hydric soil rating: No

Description of Heceta

Setting
Landform: Interdunes
Down-slope shape: Linear
Across-slope shape:. Linear
Parent material: Eclian deposits

Typical profile
H1-0to 4 inches: fine sand
H2 - 4 to 60 inches: sand

Properties and qualities
Siope: 0 to 3 percent
Depth lo restrictive feature: More than 80 inches
Drainage class: Poorly drained
Capacily of the most limiting layer to transmit water (Ksaf): High to very high (5.95
to 19.98 in/hr)
Depth to water table: About 0 inches
Frequency of flooding: None
Frequency of ponding: Frequent
Available water supply, 0 to 60 inches: Low (about 3.6 inches)

Interpretive groups
Land capability classification (irrigated): 4w
Land capability classification (nonirrigated}: 4w
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Custom Soil Resource Report

Hydrologic Soil Group: A/D

Ecological site: RO04AB2030R - Aquic Interdune

Forage suitability group: Poorly Drained (GO04AY0180R)

Other vegetative classification: Poorly Drained (GO04AY0180R)
Hydric soil rating: Yes

Minor Components

Yaquina .
Percent of map unit: 7 percent
Landform: Marine terraces _
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-siope shape: Linear _
Other vegetative classification: Somewhat Poorly Drained (GO04AY0170R)
Hydric soif rating: Yes .
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Complete Water Management

WATER RIGHTS DISCUSSION - PROPOSED BANDON GOLF COURSE

To: Chris Hood, Planner
Stuntzner Engineering
705 South 4th Street
Coos Bay, OR 97420

Cc: Ken Nice, Bandon Dunes Golf Resort
CC: Don Crowe, Bandon Dunes Golf Resort
Cc: Laura Schroeder, Schroeder Law Offices

From: Robert Long, RG, LHG, CWRE
lan Godwin, RG

Date: April 11, 2024

Subject: Land Use Compatibility and Impacts of Proposed Water Use

Dear Mr. Hood,

Thank you for requesting CwM-H20 LLC (CwM) assessment of the proposed water uses under
consideration in the development of the New River Dunes Golf Course (NRD) by Bandon Dunes Golf
Resort (BDGR). The NRD Golf Course development is located south of Bandon, Oregon in Coos
County , Township 29 South, Range 15 West and primarily within Sections 24 and 25 (Site). CwM
understands that the site will require surface water and groundwater rights for irrigation and pond
maintenance of this new golf course. NRD anticipates filing for a new ground water right, for
storage, irrigation, and for pond maintenance and for a surface water right for diversion of water
during the storage season on Two Mile Creek.

Coos County classifies the Site as Exclusive Farm Use (EFU), a land use under which golf courses are
conditionally allowed as a “non-farm” use. The proposed NRD project has raised comments and
concerns regarding the effects the proposed water use at the golf course will have on surrounding
groundwater and surface water resources and specifically how it might impact other water right
holders near the golf course. The purpose of this memo is to present the water right facts
demonstrating that Oregon water right rules are protective of all water users, and that based on
Oregon’s water right rules, why no adverse impacts to area groundwater and surface water users
will result from the proposed uses of water at the Site.

Oregon’s water right system is based on western water law doctrine, which simply means the first
water users have the first right of use, or “first in time first in right” based on the priority date.

1319 SE Martin Luther King Jr. Blvd. Suite 204, Portland, OR 97214

Complete Water Managemen! | cwmh2o.com 1
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April 11, 2024 CwM Project: 2319001

New River Dunes Land Use Discussion

The proposed development will require a number of water right transactions including:

¢ Two new water right applications. One to request winter-time storage water from Two Mile
Creek outside the irrigation season and a second for irrigation from storage to the Site
during the irrigation season.

e A new groundwater right application for irrigation and pond maintenance on the Site.

OWRD governs these transactions by the priority date with any new water right application. New
water rights will receive a new priority date at the time the application is accepted by OWRD and
will be the most junior water rights in the area. These transactions will not change the traditional
uses of water near the proposed project or create an adverse impact to other water right holders
because of the way that the priority date works in western water law doctrine.

The proposed new surface water right applications for storage and irrigation and for new
groundwater use will not impact other groundwater and surface water right holders and traditional

water users in the area for two reasons.

e First any new water right permit will have the most junior priority dates and will be subject
to all prior “senior” water right holders in the area of the proposed Site. Because these new
water rights will be the most junior, they are subject to regulation off the source (being
turned off) if any other senior water right holder using water from the same source cannot
divert or pump their full or traditional water rate or volume. Existing senior water right
holders will always have first right to the water.

¢ Secondly, three state agencies review all new water right applications for potential adverse
impacts to the public, natural resources, state and federal threatened and endangered
species, and other water users and water right holders. These water transactions are
managed, reviewed, and processed by the Oregon Water Resources Department (OWRD) in
consultation with the Oregon Department of Environmental Quality (ODEQ) and Oregon
Department of Fish and Wildlife (ODFW). No new water rights can be issued without the
applicant demonstrating that the new use will avoid injury to all senior water right holders,
traditional water users from domestic wells, and to the natural resource and the species
that rely on that water source for their continued persistence.

The three state agencies coordinate to ensure that all new water rights applications are reviewed
for their technical merits and that the applicant has met the requirements of the law. No new water
rights can be issued that would injure existing water right holders.

SUMMARY AND CONCLUSIONS

The purpose of this memorandum is to address the potential for adverse impacts to local users
of groundwater and surface water near the proposed NRD Site due to new water applications.

Complete Water Management | cwmh2o.com 2
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» All new water right applicants must demonstrate to the agency’s satisfaction that the
proposed water right changes.and requests for new water rights will cause no harm to
natural resources or injury to other water users due to the proposed change or new use.
Oregon has a robust water right administration in place to assess applications for new
water right to ensure that water is available and that no injury to other water resource
users will occur due to the issuance of a new water right. -

e Oregon’s water right administration is transparent and open to the public. The
permitting processes for new water rights, are open to the public for review and
.comment under Chapter 690 rules and allow for ample public involvement.

» Based on the presented requirements of three state agencies; OWRD, ODEQ, and ODFW
the natural surface water and groundwater resources of Oregon are well protected for
development of new irrigation uses and do not threaten the continued use of surface
‘water or groundwater in the area for traditional irrigation purposes or any other use.

Complete Waler Management | cwmhZo.com 3
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September 1, 2022

Conditional Use Application
Bandon Dune Resort

57744 Round Lake Rd
Bandon, OR 97411

Architectural Review of Design Capacity for Proposed Clubhouse, Turn-Stand
and Agronomy Buildings

Bandon Dunes Resort proposes a new golf course and facilities called New River
Dunes south of Bandon Oregon. The proposed development is within' 3 miles of the
City of Bandon Urban Growth boundary and per revised QAR 660-033-0130 is subject
to a maximum ‘Design Capacity’ of 100 persons accumulative for all 'enclosed
structures’ within %2 miles of each other. Evidentiary support of the Design Capacity in
the form of testimony of the architect 1s required for preliminary approval of the
development. The project is currently in the Conceptual Design Phase and Design
Capacity will be a condition of final building approval. ’

For Conceptual Design purposes. the proposal draws upon similar existing buildings at
Bandon Dunes Resort with proven capacity to provide the support necessary for a
simitar golf course of this size. The proposed occupied buildings are a Clubhouse and
Pro-Shop containing ciient hospitality areas. a Turn-Stand (a small mid-course food
kiosk) and restrooms to facilitate course use, ahd Agronomy buildings to maintain the
course. The latter 2 buildings are primarily staff spaces with easily defined capacities
based upon known staffing and storage needs and operating budget for a course of this
size. The Clubhouse provides both basic course support needs (restrooms. sales
areas, administration) as well as hospitality amenities related to the course use
(Restaurant, Pro-shop). The Clubhouse size is a projection based upon the capacity of
clients able to use the course at any given time and average length of stay given the
specific amenities. A typical course Clubhouse is a single structure but 1s being
explored as several stand-alone buildings at New River Dunes,

Bandon Trails Clubhouse is comparable to the proposed development in both scale of
course and desired amenities and is used here for planning purposes. The
approximately 3400 sf building has a consistent staff occupancy and a fluctuating client
occupancy that cycles throughout the day. The amenities and capacity are sized for the
times of peak use. with a lower average client occupant load. Bandon Trails Clubhouse
has the support of other facilities in the Resorl for storage. supplies etc. so the

- A

| APPLICANT’S EXHIBIT “H” |
Scott Edwards Design Capacity Memo



proposed New River Dunes Clubhouse will likely require additional space for these
functions. Unlike the Bandon Trails Clubhouse, the restaurant will not support adjacent
courses that lack amenities. so a more dependable Design Capacity can be defined.
Based on Bandon Dune Trails amenities and capacity. the following proposed

occupancy is anticipated.

Proposed General Occupancy for Enclosed Structures

Clubhouse Restaurant and Pro-shop
Patrons (Maximum seating)
Wait Staff
Kitchen Staff

Sales (Pro-shop Staff)
Pro-shop (Custemers)

Caddy Shack (Staff}

Turn-Stand (cutside 3-mile limit)
Staff

Agronomy
Management (general. agronomy)
Maintenance (equipment)

Independent Restrooms

Total

Conclusion

60 (20 more than Bandon Trails)
3
4

]
4

8 (separate building)

80

Based upon comparable local facilities. the proposed enclosed structures for the New
River Dunes Golf Course should adequately comply with the required Design Capacity

of 100 persons or less.

Sincerely.

Sid Scott. Principal Architect

AlA. LEED AP

Scott Edwards Architecture LLP

2525 East Burnside St. Portland. OR 97214
503 226.3617

-
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Cascadia Geoservices, Inc.
190 éth Street

PO Box 1026

Port Orford, Oregon 97465

D. 541-332-0433

C. 541-655-0021

Email: info@cascadiageoservices.com
www: CascadiaGeoservices.com
W

October 12, 2022

Mr. Zach Bascom, Director of Construction
Bandon Dunes Golf Resort

57744 Round Lake Drive

Bandon, Oregon 97411

E-mail: zbascom@bandondunesgolf.com

Technical Memorandum Regarding Proposed New River Dunes Golf Course
Preliminary Dune Classification and Geotechnical Suitability

Bandon, Oregon 97411

CGS Project No 22076

Dear Mr. Bascom,

Cascadia Geoservices, Inc. (CGS) is pleased to provide you with this Technical
Memorandum regarding the proposed New River Dunes Golf Course (site or subject
property). Our understanding is based on a site plan provided to us by you (undated)
and on a site visit to the subject property on September 6, 2022. We understand that
the golf course will be located approximately 3.5 miles south of Bandon, Oregon and
west of Highway 101 (see Figure 1, Location Map) and golf course development will
encompass approximately 170 acres (Figure 2, Site Map). The surrounding area is
currently used for cranberry farming and for large acreage rural residences. Access to

the area is from Boak Lane on the north and Hoeffer Lane to the south.

The topography of the site (Figure 3) consists of a series of north-south aligned older
stabilized sand dunes within the eastern and central portion of the site which have
been stabilized by both native and exofic vegetation, and which are bordered to the
west by geologically younger open dune sand. The northern portion of the younger

dune sand has wet interdune and deflation areas. These areas are shown on Figure 3.

Golf course development will be principally within the open dune sand areas. The wet
interdune areas have been identified on the county map and have been further

evaluated for this project by a Wetland Delineation Report. The site is bordered on the

APPLICANT’S EXHIBIT “I”
Eric Oberbeck Beaches and Dunes



Technical Memorandum Regarding Proposed New River Dunes Golf Course October 12, 2022

Preliminary Dune Classification and Geotechnical Suitability

Bandon, Oregon 97411

CGS$ Project No 22076

east by the South Two-Mile Creek Drainage and floodplain and on the west by wet,
deflation plans which are characterized by hydric vegetation and shore pines. The

proposed new golf course will not impact either area.

The site is underlain by Quaternary Age surficial deposits of eolian, unconsolidated fine
grained dune sand. Within the older stabilized sand dune areas, the sands are mantled
with a thin veneer of sandy and silty clay loam soils. These soils cover only a small
percentage of the area proposed for golf course development. Where cohesive soils

form confining layers under the sands, wet areas have formed. Otherwise, the sands are

extremely well drained.

The site is located within the Statewide Planning Goal 18 Beach and Dune Overlay
Zone. Based on a review of the Coos County Map Atlas’, the area proposed has been
classified, in accordance with Goal 18 eligibility inventory, as having “Limited Suitability”
for development. In agreement with our site observations, the USDA has mapped the

area as both Open Dune Sand and Younger Stabilized Dunes.

As discussed, the area proposed for development consists primarily of the open dune
sand areas. Based on our site evaluation and on our experience working in this region, it
is our opinion that developing the site into a golf course will not have an adverse
impact on either the site or adjacent areas. Further, it is our opinion that because the
golf course will provide and maintain permanent vegetation, the younger open dunes
will be stabilize from further wind erosion. This permanent stabilization will occur after
final shaping eliminating the need for temporary stabilization measures. As with other
development projects in windy areas, erosion and sediment confrol measures should
be adopted during clearing and shaping of the site in accordance with DEQ's Best

Management Practices?.

Further, we see no hazards to either life, public and private property, or fo the natural
environment by the proposed development. Finally, it is our professional opinion that
the propdsed development will not cause excessive destruction of desirable

vegetation, where preserved (including inadvertent destruction by moisture loss or root

1 view online at hitps://www.coastalatlas.net/coos-all-hazards/

2 Industrial Stormwater Best Management Practices Manual, February 2013. State of Oregon Department of
Environmental Quality at https://www.oregon.gov

Page | 2



Technical Memorandum Regarding Proposed New River Dunes Golf Course October 12, 2022
Preliminary Dune Classification and Geotechnical Suitability

Bandon, Oregon 97411

CGS Project No 22076

damage), cause exposure of stable and conditionally stable areas to erosion or modify

current air wave patterns leading to beach erosion.

As part of the proposed golf course development, a restaurant and club house will be
constructed into other ancillary structures. These will be a wood framed structures
supported on conventional shallow foundations. We have observed these building sites
and it is our opinion that the sites are suitable for the proposed development. Prior to
finalizing design, CGS should be retained to perform site-specific geotechnical
evaluations of the sites. The site evaluations should include subsurface explorations,
laboratory testing and, if required, a slope stability analysis. The report should provide
geotechnical design parameters for the soils encountered and provide special siting
measures including setbacks.

PROFESSIONAL QUALIFICATIONS

To review our professional qualifications, please visit our website at

www.CascadiaGeoservices.com.

Sincerely,

Cascadia Geoservices, Inc.

Eric Oberbeck, RG/CEG
Expires June 1, 2023

Figures

Figure 1, Location Map
Figure 2, Site Map

Figure 3, Topography Map

Page | 3
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January 27", 2023

Mr. Zach Bascom
Bandon Dunes Golf Resort
57744 Round Lake Rd, Bandon, OR 97411

Re: Boak Lane Bridge Inspection

Mr. Bascom,

David Evans and Associates, Inc. (DEA) engineers completed an inspection of the private bridge
located about 5 miles south of Bandon, OR on the south side of Boak Lane at 43°03'24.5"N,
124°25'33.2"W, on December 19%", 2022. The bridge crosses Twomile Creek, which flows from
south to north. The bridge inspection was conducted by certified bridge inspection team leader
Anthony Calcagno, PE, and co-inspector Nick Peek, PE. The bridge inspection was performed
utilizing a visual inspection, hammer sounding, and detailed measurement devices.

The following is a summary of the team’s findings and recommendations.

Figure 1. Elevation view of the bridge, looking east

Bridge Description

The bridge is a single-span structure composed of steel girders and a concrete deck supported
by concrete abutments. There are no rails or curbs along the edges of the deck. The bridge
currently provides the primary access for several homes to the south. It is not on a public road.
Based on observations while on site, the bridge likely sees between 10-20 vehicles per day, on

APPLICANT’S EXHIBIT “J”
David Evans (DEA) Bridge Reports



| =]
» n -
DAVID EVANS
ane ASSOCIATES inc
average. According to one homeowner, the water level. from the creek has risen above the
level of the deck several times in the last few years. At least one of those times, the water was

more than a foot above the deck, by this person’s account.

The stay in place deck forms used to construct the deck appear to be made up of thin
corrugated sheet metal with wooden boards and steel pipe below to provide enough strength
to support the wet concrete. There is no evidence of welded shear studs, or any kind of
composite connection between the tops of the girders and the concrete deck. It is not known if
any rebar is present in the deck, as no spalls or exposed reinfort':ing were observed.

The superstructure is composed of four steel girders. Girders 1, 3 and 4 are Type 1, and Girder
2 is Type 2. The Type 1 girders appear to be repurposed from a previous bridge, possibly as
floorbeams from a truss bridge, given the flame cut sections of stringers still connected along
their Iength, and lattice members used as.cross bracing between the girders. These girders are
painted. The Type 2 girder is slightly deeper-with thicker top and bottom flanges, giving it
significantly more strength than the Type 1 girders. It dppearsto be newer than the Type 1
Girders. This girder appears to be made of coreten, or weathering steel, as it does not have any

paint, but the surface patina is in stable condition. -

The exterior girders are braced to their adjacent interior girders at discreet locations along the
span, typically with steel angles in an “X” shape welded to either the web or bottom flanges.
There are several steel brackets welded along the sides of both exterior girders.

g
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The substructure is composed of concrete abutments and wingwalls, supported by concrete
spread footings that are the same size as the abutment. In the corners of the abutments,
closest to the creek, vertical steel H-piles are present (2 per abutment). These appear to extend
into the ground to an unknown depth, It is not clear if the steel piles are connected to the
concrete in any way other than the concrete was cast around two sides of the piles.
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The bridge deck is approximately 14’-0” wide by 46’-1" long. The ends of the girders are cast
into the concrete abutments resulting in a span length of 31’-6” between the faces of the
abutments. The girders and concrete deck extend about 6-7 feet past the face of the
abutments on both ends. There is a roughly 6-inch gap between the top of the abutment
concrete and the bottom of the deck.

Figure 2: Gap between top of abutment and bottom of deck

A list of the primary bridge elements and quantities is shown below:
- Concrete Deck (650 SF)
- Rolled Steel Girders x4 (184 FT)
- Concrete Abutments x2 (26 FT)
- Concrete Wingwalls x4 (28 FT)

For the purpose of this report, Bent 1 is identified as the abutment closest to Boak Lane (east)
and Girder 1 is the southernmost girder. Several sketches and photos of the bridge are

attached to this memo for reference.

Inspection Findings
The bridge was accessed from the ground during the inspection. Vegetation around the bridge

had largely been cleared prior to the inspection. The condition of each of the primary bridge
elements was inspected and defects were noted. The overall condition state of each portion of
the bridge was defined per the National Bridge Inspection Standards (NBIS) on a scale of 1-9,

with 9 being the best:

Table 1: Bridge Condition Ratings

Element Condition Rating
Deck 6 (Satisfactory)
Superstructure 6 (Satisfactory)
Substructure 5 (Fair)
Channel 5 (Fair)
Overall 6 (Satisfactory)
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Deck
The concrete deck is generally in good condition. No spalls, or delaminations of the concrete

were observed. Minor map cracking is visible throughout the top of the deck, worst in the
wheel lines. Some minor abrasion is visible in the wheel lines as well. The underside of the
deck is not visible due to the stay-in-place forms. The vertical steel plates along the edges of
the deck have surface rust, but no section loss was observed. Vegetation and debris are
encroaching on top of the deck at all four corners.

Superstructure
The Type 1 steel girders are generally in satisfactory condition. The paint is generally in fair to

poor condition, and only about 60% effective in preventing surface rust. The corrosion was not
observed to be deep enough to exhibit any significant section loss. There were no significant
defects were observed in the Type 2 girder. No significant defects were observed in the cross

bracing.

Figure 3: Exterior girder (Type 1) with areas of paint failure

Substructure
The abutments are generally in good condition. Minor cracks were observed along the faces of

the abutment and wing walls. The bottom edges of the spread footings are exposed
throughout, with minor undermining along the creek side. The lack of any bank protection has
allowed the creek to erode the banks along both abutments, which is likely causing the

undermining beneath the footings.
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Channel
The channel is heavily vegetated with grass and small shrubs. No large logs or stumps were
observed in the vicinity of the bridge. The creek has caused near vertical scour holes beneath
both abutments and the front edge of the abutments footing is slightly undermined. There are
remnants of a timber pile crib wall in front of each abutment, however most of the piles are
gone, or severely decayed. They are no longer protecting the abutments from scour. The
timber crib walls were likely built when the bridge was first constructed.

Figure 4: Steep unprotected bank below Bent I abutment

Repair Recommendations
Based on the inspection findings the overall condition of the bridge is satisfactory. Though the

bridge age is not known, it is estimated to have been constructed in the 1980s, thought the
Type 1 girders are assumed to be significantly older than that.

In order to keep the bridge in good condition the following maintenance actions are
recommended in order of priority, highest to lowest:

e Bank Protection — install large rock, or riprap, along both banks in the area below the
bridge. This may be difficult to place below the deck, but eventually, with more erosion,
the abutments will start to settle, and the bridge could even fail during a storm event.

e Install Curb or Railing — The bridge does not have any curbs to keep vehicles on the
bridge, or fall protection railing for pedestrians. If increased vehicular or pedestrian use
is anticipated, a railing system should be installed.

e Repaint Steel Girders — The paint system on the Type 1 steel girders is in fair condition.
To prevent long term corrosion and eventually loss of strength, the steel girders should
be cleaned and repainted. This will involve containment of the existing paint, which

likely contains lead.
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It is recommended that the bridge be monitored after storm events to ensure that the spread
footings are not undermined significantly due to flooding.

The maintenance recommendations are summarized in Table 2 below:

Table 2: Replacement Recommendations

Element Mainténance. Approximate Cost
Concrete Abutment “Bank Protection $5,000-510,000 .
Concrete Deck Install curb or railing. ~ . $2,000-55,000
Steel Girder Replace Paint $25,000+

These are only approximate construction costs, and a more detailed design and cost estimate is
recommended before proceeding with any of the proposed recommendations.

' Based on engineering judgment, it is estimated that fhe bridge will likely have another 20-30
- years of service life if maintained properly.

Let us kriow if you have any questions regarding this bridge.

Sincerely,

David Evans and Associates, Inc.

Anthony Calcagno, PE
Bridge Engineer & Inspection Team Leader

CC: Laura Baughman, PE
DEA, Quality Reviewer

Attachments: Photo Report
Cross Channel Profile
Bridge Sketches
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January 27, 2023

Mr. Zach Bascom

Director of Constructlon
Bandon Dunes Golf Resort
971-404-5236

Mr. Bascom,

David EVans and Associates, Inc. {DEA) has performed a Ioad ratlng analysis for the Boak Lane private
drive vehicle bridge over Twomile Creek. This load rating evaiuates humerous trucks to determine if the -
trucks can safely be supported by this bridge i its current condition. The deliverables for this work

- include the load rating calculation book and this summary Ietf:er.

The purpose of this Ietter is to provide the followmg
. Explanatlon of the load ratmg analy5|s results
' |dentification of which trucks that were analyzed that can be suppon:ed by the bridge, and Wthh
trucks if any, cannot.
e List major assumptions of the load fating evaluatlon
¢ Provide a brief explanation of what the rating factors mean.

Background -
The load rating is based on the results of our inspection performed in December 2022. Fleld

measurements were used to create basic plans for this bridge, and these plans, in combination with the .
condition observations, were the basis of the load rating. The bridge is a single span of 31"-6” and
includes a concrete deck with four steel girders, and concrete supports.

The inspection found only minor detericration in the primary structural members, the steel girders. Asa
result, no significant reduction in strength was assumed in determining the capaaty of the bridge in the

load rating analysis.
Trucks Analyzed and Truck Rating h‘esults:

The standard design trucks and Oregon lega! trucks were'included in the load rating analysis. The legal
trucks analyzed are listed below:

Legal Vehicles
TYPE 3 (50K)
TYPE 352 (80K)
TYPE 3-3 (80K)
TYPE 3-3 & LEGAL LANE
TYPE 3-3 TRAIN & LEGAL LANE
SU4 TRUCK {54K)

APPLICANT’S EXHIBIT “J”
David Evans (DEA) Bridge Reports
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5U5 TRUCK {62K)
SUB TRUCK (69.5K)
SU7 TRUCK (77.5K)
EV2 TRUCK (57.5K}
EV3 TRUCK (86K)

The following Oregon Permit trucks were analyzed:

Continuous Trip Permiit VEHICLE, MULTI-LANE
‘OR-CTP-2A (105.5K) '
" OR-CTP-2B (105.5K)
~ OR-CTP-3 (98K)
Single Trip Permit VEHICLE, MULTL LANE
OR-STP-3{120.5K)
OR-STP-4A (99K)
OR-STP-4B (185K}
OR-STP-4C (150.5K) " "~
OR-STP-4D (162.5K)
OR-STP-4E (258K)
OR-STP-5BW {204K)
Smgle Trip | Perm:t VEHICLE, S!NGLE LANE W/ ESCORT '
OR:STP-3(120.5K)
.OR-STP-4A {99K)
'QR-STP-4B (185K)
OR-STP-4C {150.5K)
OR-STP-4D {162.5K)
OR-STP-4E (258K)
OR-STP-5BW (204K)

Load ﬁéting Analysis Assumptions:

The following assumptions are mcluded in'the load rating analysis:

¢ No material testing was performed to verify material properties. Assumptlons for the yield
strength of the steel were made according to the: ODOT. Load Rating Manual section for steel
bridges. A yield stress of 33ksi was assumed for the girders.

¢ One of the interior girders is significantly stronger than the other. This girder has not been rated
'because it will never be the critical member for the bridge.

¢ No strength properties or reinforcing details are known for the concrete deck. It was assumed
that the deck is thick enough to warrant use of standard procedures of load distribution to the

girders.
» Since the bridge has no rails or curbs, the outside wheel line was assumed to be located a

minimum of 1 foot away from the edge of deck.
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Understanding the Rating Factors:

When a rating factor is greater than 1.0 for a given “Member”, “Force Type”, and “Vehicle”, it indicates
that the factored capacity of that member is greater than the factored demand, and thus the member is
deemed structurally adequate and no load posting or restriction of that vehicle type on the bridge is
required. When a rating factor is less than 1.0, it indicates that the factored capacity is less than the
factored demand, and thus restriction of the vehlcle that resulted in this “low” rating factor shall be
considered. Rating factors that are less than but close to 1.0 {ie 0.95-0.99) are considered close enough

to 1.0 that the element need not be considered structurally deficient.

In addition to the legal and permit trucks evaluated in this load ratlng, the HL-93 Inventory load was also

. included in the analysis. While the HL-93 is a Ioadlng used for design of new bridgeés and a resulting

rating factor less than 1.0 would not be acceptable, it is not a vehicle that is consudered for load posting
of existing bridges. It is included in the load rating analysis to'indicate to the load rater (Dawd Evans and
Associates, Inc.) the sufficiency of the bridge in comparison to a brand new design. Older bridges such as
this one often results in rating factors less than 1.0 for the HL-93 loading and is not a cause for concern.

in the attached LRFR Load Rating Summary Report the values on Page 1, show the critical rating factors
for the bridge, with the “1% rating control” being the most critical. The remaining values on Pages 2 and

3 show all rating factors calculated for the entire bridge. :

The load rating analysis was performed according to the American Association of State Highway
Transportation Officials (AASHTO) Load and Resistance Factor Design methodology and the Oregon
Department of Transportation (ODOT) Load Rating Manual. The procedures include applying resistance
factors and demand factors that take into consideration uncertainty and risk such as material defects,
construction tolerances, risk of failure, level of consequence, uncertalnty in weights of materials, and

uncertainties of loading on the bridge.

Load Rating Results and Explanation:

All Legal and Oregon permit trucks, evaluated in this load rating, resulted in rating factors above 1.0.
Thus, no structural inadequacy is recognized or. reported asa result of this load rating analysis, and the
br_idge.can safety support these trucks in its current condition.

For information only, the design truck loading, identified as HL-93, was also analyzed. This truck resulted
in a‘rating factor of 0.73 in positive moment of the interior steel-girders at midspan. The next lowest
rating factor for the HL-93 loading was 0.81in positive moment of the exterior steel girders at midspan.
The rating factors for the HL-93 that are lower than 1.0 do not indicate that this bridge is unsafe for legal
trucks or permit trucks. The results only indicate that the bridge in its current condition has a capacity
less than would be required for a new bridge design to current design standards.

If the condition of the bridge changes significantly from what was assumed, please contact Anthony
Calcagno at the contact provided below to discuss the potential need to update the load rating package.
It is the intent of this load rating to reflect all current conditions of the bridge.
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The detailed output can be found in the attached Load Rating Calculation Book in the ‘Attachments’
section.

If you have any questions, feel free to contact me at ajca@deainc.com or 503-480-1317.

DAVID EVANS AND ASSOCIATES, INC.

Anthony Calcagno, PE
Project Manager

Attachments:
Load Rating Calculation Book (PDF)
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AFTER RECO : KDING RE TURNTO:

CEAN RI“ER‘ ———— —— e —
7(-)430 LAKEVIEVEVLC Coos Gounty, Oregon 2024-01 96:’[
CHICAGO IL. 60614-2878 $106.00 04/01/2024 01: 42 aP_
SEND TAX STATEMENT TO;

g A

Julta A. Breoke, Coos CountyClerk
TRUE CONSIDERATION: NONE
QUIT CLAIM DEED

BANDON BIOTA LLC A DELAWARE LIMITED LIABILITY COMPANY GRANT OR,
releases .and guitclaims to OCEAN RIVER LLE, A DELAWARE LIMITED LIABILITY
COMPANY GRANTEE dll nght, title and interest in and to the following descnbed réal-

property'
SEE ATTACHD EXHIBIT “A”

BEFORE SIGNING OR- ACCEPT]NG TI-I[S INSTRUMENT, TI-IEPERSON TRANSFERRING
FEE TITLE SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS
195.300; 195. 301 AND 195.305 TO 195336 AND SECTIONS 5 TO i1, CHAPTER 424,

OREGON LAWS 2007 SECTIONS 2 TO 9 AND 17, CHAPTER 855, OREGON LAWS, 2009

AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT DOES
NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INS'IRUIVIENT N
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE
SIGNING OR ACCEPTING THIS INSTRUMENT THE PERSON ACQUIRING FEE TITLE
TO THE PROPERTY SHOULD €HECK WITH THE APPROPRIATE CITY OR COUNTY
PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING'
'I‘RANSFERRED ISA LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN
ORS 92.010 OR 215. 010, TO VERIFY THE APPROVED USES OF THE T.OT OR PARCEL

TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR FOREST
PRACTICES AS DEFINED IN ORS 30. 930, AND TO INQUIRE ABOUT THE RIGHTS OF
NEIGHBORING PROPERTY OWNERS IF ANY, UNDER ORS 195.300, 195.301 AND
195305 TO 195. 336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007;
SECTIONS 2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7,

CHAPTER 8, OREGON LAWS 2010.

" "QUIT CLAIM DEED ‘ ' Page 1 of 25"
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Michaél L, Keiser, Membet Kéiser Family Limited Partieiship, LP, Metmber Bandon Biota, LLC

STATE OF ZZL{n IS

county oF_LooK

Onthis:'éy.ﬁ. day of .. /i?.qﬂaﬁ - ,2024

Personally’ appéared before me the above named Michael L, Keiser who being duly swom did say
that he is a Member of the Keiser Family Limited Partnerslup atid Meniber of Bandon Biota, LIC;
that he is avithorized to xecuie the forpoing instriment on behalf of said’ Litnited Parinérship -aind
Lxmlted Liability Company; and he acknowledged the forgOmg instrument ds the voluntary act and -
deed of said Limited Partnetship and Limited Liability Company.

Notaty Public fof the State of__ZZL /)0 /S .

MAHIANNE LAUGHLIN
OFFIGIAIS-&EGA of Winols

Notary Public - .-

My Gm\lssmn Explres Jul 14. 205 )

WD T T T T T haeaeis



EXHIBIT “A”

PARCEL 1

The East Half of the Southwest Quarter of the Southwest Quarter and the West 175 feet of the Southeast
Quarter of the Southwest Quarter of Section 13, Township 29 South, Range 15 West of the Willamette

Mend1an, Coos County, Oregon

PARCEL I

The North Half of the Northwest Quarter of Section 24, Township 29 South, Range 15 West of the
Willamette Merdian, Coos County, Oregon.

TOGETHER WITH: That portion of the East Half of the Southwest Quarter of Section 13, Township 29
South, Range 15 Weést of the Willamette Merdian, Coos County, Oregon, conveyed to Bandon Biota, LLC,
per Statutory Wamranty Deed 2003-10695 and Property Line Adjustment Deed 2007-11974, Deed Records
of Coos County, Oregon, more or less, described as follows:

Beginning at a point on the south line of Section 13, Township 29 South, Range 15 West of the Willamette
Meridian, Coos County, Oregon, said point being North 88°56”17” West 482,22 feet from the 5/8” iron rod
marking the Quarter Corner common to Sections 24 and 13, said Township and Range, thence continuing

. along the South line of said Section 13 North 88°56°17” West 643.41 feet, more or less, to a point which is
175 feet from the Southivest comer of said Southeast Quarter of the Southwest Quarter of Sectior 13;
thence Northerly, parallel to and 175.00 feet east of, the east line of said Southeast Quarter of the
Southwest Quarter of Section 13 for a distance of 1309.34 feet, more or less, to the north line of said
Southeast Quarter of the Southwest Quarter;

thence along said north line South 88°56°24” East 669.22 feet;

thence leaving said north line South 11°52°14” East 579.13 feet;

thence South 04°31°42’ East 183.66 feet;

thence South 14°16°03" West 145.09 feet;

thence South 05°06°48” West 361,77 feet; _

thence South 58°07°21” West 110.00 feet, more or less, to the point of beginning.

EXCEPT: That portion conveyed from Redmon to Boak per Warranty Deed Instrument 81-2-7779, Deed
Records of Coos County,

ALSO: That portion of the East 1/2 of the Southwest Quarter of Section 13, Township 29 South, Range 15
West of the Willamette Meridian, Coos County, Oregon, described as follows:

Beginning at a point on the south line of Section 13, Township 29 South, Range 15 West of the Willamette
Meridian, Coos County, Oregon, said point being North 88°5617” West 482.22 feét from the 5/8" iron rod -
marking the Quarter Corner common to Sections 24 and 13, said Township and Range, thence North
58°07'21" East 100.00 feet;

thence North 05°06'48” East 361,77 feet:

thence North 14°16°03” East 145,09 feet;

thence North 04°31°42” West 183.66 feet;

QUIT CLAIM DEED Page 3 of 5




thence North 11°52'14” West 579.13 feet to a point on the 1/16 line (to the north line of said Southeast
Quarter of the Southwest Quartey) running East-West through the center of the Southwest Quarier of said
Section 13;

thence along said 1/16 line South 88°56°44" East to its intersection with a line that bears South 39°39°
East 91.35 feet from the southerly boundary of  private access roadway as described in Parcel D” 6f
Mcmorandum of Contract 93-06-1183, Deed Records of Coos County, Oregon;
thence North 39°39° West 91.35 to said southerly road boundary;

{thence following said southerly road boundary in a northeasterly direction to a point on the Nonh-South
center séction line of said Section 13 that bedrs South 00°34 West 961.07 feet from center of said Section
13 per said PARCEL “D" of Memorandum of Contract 93-06-1183;
thence South 40°59°47* West 61 feet, more or less, per Parcel III of Statutory Warranty Deed 2003-10695,
Deed Record of Coos County;
thence South 32°18°25” West 43.99 feet;
thence South 23°37°04” West 119.16 feet;
thence South 12°49°49" West 91.49 feet;
thence South 02°02'34” West 182.52 feet;
thence South 10°44'51* East 70,05 feet;
thence South 23°32'17” East 115.00 fee;
thence South 03°19°43* East to its intersection with a line that bears South 87°37°22 West, per said
Property Line Adjustment Deed 2007-11974;
thence North 87°37'22” East to said North-South center section line of said Secuon 13;
thence South along said center section line to the Quarter Section Corner common to said Sections 13 and
24;
thence along the south line of said Section 13 to the point of beginning.

PARCELII .

That property conveyed to Bandon Biota, LLC per Statutory Warranty Deed 2003-6464, Deed Records of
Coos County, Oregon, more particularly described as follows:

Beginning on the north line of the Southeast Quarter (SE1/4) of the Northwest Quarter (NW1/4) of Section
-24, Township 29 South, Range 13 West of the Willamette Meridian, Coos County, Oregon, from which
it’s Northeast Comer (CN1/16) bears South 88°55’38” East 1214.34 feet; thence due South 735,89 fect to
a point from which a 5/8” iron rod bears due West 50 feet; .

thence South 05°20°10" West 1650.84 feet;

thence due West 50 feet to a point from which a 5/8” iron rod bears diie West 60.00 feet;

thence South 53°50°11” West 162.01 feet to a 5/8” i iron rod;

thence South 22°44°'55” West 113.84 feet toa 5/8” iron rod;

thence South 32°51°38” West 168.24 feet to a point from which a 5/8” iron rod bears due west 35 feet;
thence South 11°25°25” West 472.96 feet to a 5/8” iron rod;

thence South 19°04'01" West 193.18 feet to a 5/8” iron rod;

thence South 00°56°41" West 451.89 feet to a 5/8” iron rod;

thence South 09°00°32"” West 600°82 feet to a 5/8” iron rod;

thence South 70°00°03” East 209.12 feet to a 5/8" iron rod;

thence South 38°33°45” Bast 235.10 feet to a point from which a 5/8” iron rod bears due East 30.00 feet;
thence due East 30.00 feet to said 5/8” iron rod;

QUIT CLAM DEED _ ' Page 4 of 6
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APPLICANT’S EXHIBIT “B”
Golf Course Layout with Acreage

a%%&gﬁ%gﬂase NEW RIVER DUNES GOLF COURSE A

VID McLAY KIDD
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APPLICANT’S EXHIBIT “E”
Nearby Agricultural O\ivnershipf;

DAVID McLAY KIDD

DME GOLF DESIGN
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