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SUMMARY PROPOSAL: PlanAmendment anéRezoneand two Conditional Use
Requests. The first request is to change in the Plarnfidap
Agriculture to Forest with a Mixed Use Overlay. Amend the
Zone map fronkxclusive Farm Use (EFU) to Forest / Mixed
Use(F/MU). A Condition Use to mend gprior condition of
approval andh Conditional UseRequest for a Forest Template

Dwelling.
STAFF CONTACT: Amy Dibble, Planner Il
adibble@co.coos.or.us
PUBLIC HEARING DATE: June3, 2021 at 7:00 PM.
HEARINGS BODY: Coos County Planning Commission

THIS MEETING MAY BE ATTENDED THROUGH THE GOTOMEETING PLAT FO RM.
AM-20-003/RZ20-003- Lillie
Thu, Jun 4, 2020 6:00 PMB:00 PM (PDT)

Planning Commission
Thu, Jun 3, 2021 7:00 PMD:00 PM (PDT)

Please join my meeting from your computer, tablet or smartphone.
https://global.gotomeeting.com/join/375245693

You can also dial in using your phone.
United Statest1 (872) 2463412

Access Code375245693

New to GoToMeeting? Get the app now and be ready when your first meeting starts:
https://global.gotometing.com/install/375245693

Submission of Written Evidence
a. Petitions: Any party may submit a petition into the record as evidenceeiitien shall be considered
as written testimony of the party who submittedgh#tion. A petition shall not beonsidered to be
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written testimony of anindividual signer. To have standing, a person must participate orally at the
hearingor submit other individual written comments. Anonymous petitions or petiti@tsio not
otherwise identify the party submittirtige petition shall not baccepted as evidence.

b. Required Number of Copies: Submission of written materials for consideshtibibe provided in the
form one original hard copy and one exact copy orasitggnal hard copy and one electronic copy.
TheCounty may, at its sole discretion, reject any materials that do not contaggthsite number of
copies. It may be requested that the County make the requisite number of copies subject to the
submitter paying the applicable coglyarges.

c. Email tesimony may be submitted; however, it is the responsibility of the petgomitting the
testimony to verify it has been received by Planning Staff bgpipécable Deadline.

d. All written testimony must contain the name of the person(s) submitting @duareht mailing address
for mailing of notice.

e. The applicant bears the burden of proof that all of the applicable criteribdw@venet; however, in the
case of an appeal, the appellant bears the burdmowihg the basis for the appeal, such asgudacal
error or that applicable criterfmve not in fact been met. [Amended ORO38009PL 5/13/09]

Testimony shall be submitted by the deadline provided at the hearing or the close of the record.

STAFF REPORT
FINDINGS OF FACT AND RECOMMENDATIONS

. APPLICABLE CRITERIA :
The proposal is for an Amendment to the Coos County Comprehensive Plan Map and the Coos County
Official Zoning Map by Rezoning the subject property friti@ current Plan Map ésignation
Agricultural to Forest and included in the Mixed @eerlay and amend the Official Zone Map
Designation from Exclusive Farm Use to Forest/Mixed &lggect to Coos County Zoning and Land
Development (CCZLDO) Article 5.1 Plan Amendments and Rezones; Coos County Comprehensive Plan
(CCCP)Volume I, Part | Policy 5.4 Plan Implementation Strategiégplume I, Partll, 3.2(5)Forest
Lands Implementation Strategie®regon's Statewide Planni@pals & Guidelines Goal 3-
Agricultural Lands; and Goal 4Forest Lands.

Modification of a prior condition of appval of an Approved Conditional Use application subject to
CCZLDO 85.0.30(3) Conditions of Approval

The equest for a Forest Template Dwelling subject to CCZLDO § 4.8126.120(9)(B)(Il) - Review
Standards Dwellings Authorized by ORS 215.705 P&5.755; And (E) Other Dwellings Under
Prescribed ConditionsDwelling on Forest and Forest Mixed Use Zon&emplate Dwelling; 8
4.6.120(9)(C) Standards Dwellings Authorized by ORS 215.705 To 215.755; And (E) Other Dwellings
Under Prescribed Conitins- Dwelling on Forest and Forest Mixed Use Zon@slditional Criteria for

all Dwellings Allowed in the Forest and Forest Mixed Use Zones; § 4.6.130 Additional Criteria for all
New and Replacement Dwellings and Structures In Forest; and § 4.6.146bexet and Siting

Criteria.

Key definitions:

ZONING DISTRICT: A zoning designation in this Ordinance text and delineated on the zoning
maps, in which requirements for the use of land or buildings and development standards are
prescribed.
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HIGH -VALUE FARMLAND: "High-value farmland" means land in a tract composed
predominantly of soils that are:

A. Irrigated and classified prime, unique, Class | or Class II; or
B. Not irrigated and classified prime, unique, Class | or Class Il.

A and B, above, includée following soils: 2C, 5A, 5B, 33, 17B, 25 and 36C.

In addition, highvalue farmland includes tracts growing specified perennials as demonstrated
by the most recent aerial photography of the Agricultural Stabilization and Conservation Service
of the Lhited States Department of Agriculture taken prior to November 4, 1993. "Specified
perennials" means perennials grown for market or research purposes including, but not limited
to, nursery stock, berries, fruits, nuts, Christmas trees or vineyards, buichating seed crops,

hay, pasture or alfalfa.

Also, highvalue farmland, used in conjunction with a dairy operation on January 1, 1993,
includes tracts composed predominantly of the following soils in Class Il or IV or composed
predominantly of a conation of the soils described in A or B above and the following soils:
Meda (37C), Nehalem (40) and Coquille (12).

FOREST LAND: Those lands designated in the Coos County Comprehensive Plan (Velume |
"Balance of County") for inclusion in a Forest Landsie. These areas include: (1) lands
composed of existing and potential forest lands which are suitable for commercial forest uses,
(2) other forested lands needed for watershed protection, wildlife and fisheries habitat and
recreation, (3) lands where erine conditions of climate, soil and topography require the
maintenance of vegetative cover irrespective of use, and (4) other forested lands which provide
urban buffers, wind breaks, wildlife and fisheries habitat, livestock habitat, scenic corridors and
recreational use.

Il PROPOSAL AND BACKGROUND /PROPERTY HISTORY INFORMATION :

A. PROPOSAL: According to the application the property owner is seeking apptoval
rezone the subject property frdclusive Farm Use (EFUp Forest with a Mixed Use
Overlay (FMU) This will change the plan designation for Agriculture to Forest and
amend thé®lan Ma from Exclusive Farm Use to Forest with a Mixed Use Overlay.

The applicant is also requesting to modify a prior condition ofaygbiprohibiting the
approved Farm HelRelative Dwelling from being separated from the farm tract
described as Tax Lot 300 in Section 21CA, Tax Lots 2200, 2300, and 2400 in Ség¢tion 2
and Tax Lot 1000 in Section 20A within Townsl2i®, Range 14. The applicant is also
requesting to requalifjne dwelling to a Template (Forest Dwelling).

B. BACKGROUND/PROPERTY HISTORY :
On July 10, 1978 a Verification Letter (Zoning Compliance Letter) was issued providing
clearancdor sDEQ Site Evaluation and permit aadesidential structure.
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On April 7, 1994 the Planning Commission approved with conditions application HBCU
94-02 authorizing an additional dwelling in conjunction with an establisigeidultural
enterprise

On May 15, 199 Zoning Compliance Lettavas issued providing clearance to site a

Farm Help Relative Dwelling in conjunction with conditions set forth in HBIZkD2.

Stating that thead Conditionties the subject parcels together that they cannot be sold
separately atthat the dwelling must be sites as set forth in the plot plan that was
attached. This Zoning Compliance Letter includes Township 28S, Range 14W, Sections
20A/21/21CA, Tax Lots 1000/220@300, 2400/300

On January 11, 2001 Zoning Compliance Letter 015 was issuedroviding
authorizatiorto site a farm building. At this time the existing improvements notes are a
dwelling, an accessory structure (garage), well, and septic.

On July 31, 2009 Zoning Compliance Letter 202223 was issued providing

authorization to expand the existing dwelling adding square feet to the living area. Stating
development will remain 50 feet away from the farm pond. The existing improvements
noted were one dwelling, two accessory structures (garage and shop/ag buileling),

and septic.

On February 3, 2028 Research RequestaR-003 was submitted wanting the permits
and conditions on Township 28S, Range 14W, Sections 20A/21/21CA Tax Lots
1000/2200,2300,2400/300.

On April 22, 2020 Property Line Aastment PLA20-008 was submitted to adjust the

line between Township 28S, Range 14W Section 21, Tax Lot 2300 and Section 21CA
Tax Lot 300. The property was approved with conditions and the decision was mailed on
June 11, 2020.

. LAND TOPOGRAPHY AND SOIL TYPE: Although the subject propgr{not the
tract) is zoned Exclusive Farm Use (EFBdis mostly tree covered with some cleared
areas The slopes on the property are less than 12 pergexaording to the Natural
Resource Conservation Service (NRCS) soil map, the majoribysofax lot(61.4%)
contains soil type8C -Bullards sandy loam, the next larger port{@8.5%)contains 5A
Blacklock fine sandy loanthe northern tip(9.4%)contains 1€Bandon sandy loam and
the very eastern ti(0.7%)contains 1B Bandon sandy loam.

Based on the soil suey of Coos Countythe8C-Bullards sandy loans formed in mixed
eolian and marine deposits. Based on theyHa0 site curve, the mean site index for
Douglas fir is 132. At the culmination of the mean annual increment (CMAI), the
production of 66yearold Douglas fir trees 1.5 inches in diameter or more at breast
height is 133 cubic feet per acre per year. On the basis eye@db&ite curve, the mean
site index for Douglas fir is 105. This map unit is in capability subclass llle.

5A-Blacklock fine sang loam is formed in sandy marine depodiased on the 109Qear

site curve, the mean site index for shore pine is 90. At the culmination of the mean annual
increment (CMAI), the production of 8@earold shore pine trees 1.5 inches in diameter

or more abreast height is 79 cubic feet per acre per year. High winds from the Pacific
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Ocean may seriously limit the growth of trees unless they are in a protectefirasea.
map unit is in capability subclass Viw.

1C-Bandon sandy loam is formed in sandy mariepasits. Based on the 1@6ar site

curve, the mean site index for Douglas fir is 137. At the culmination of the mean annual
increment (CMAI), the production of 8@earold Douglas fir trees 1.5 inches in diameter

or more at breast height is 140 cubic feet acre per year. On the basis of eyéfr site

curve, the mean site index for Douglas fir is 105. High winds from the Pacific Ocean may
seriously limit the growth of trees unless they are in a protected area. This map unit is in
capability subclass Hl.

1B-Bandon sandy loam is formed in sandy marine deposits. Based on tiieakGtte

curve, the mean site index for Douglas fir is 137. At the culmination of the mean annual
increment (CMAI), the production of é@earold Douglas fir trees 1.5 inchesdiameter

or more at breast height is 140 cubic feet per acre per year. On the basisyeiaa &ife

curve, the mean site index for Douglas fir is 105. High winds from the Pacific Ocean may
seriously limit the growth of trees unless they are in a pedeateaThis map unit is in
capability subclass llle.

Because of thgrowthrates, these will support both agriculture and forest production
which would comply with the Forest Mixed Use classificatibime subject property is
shown in red below.
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M. BASIC FINDINGS:

A. SUBJECT PROPERTY INFORMATION :

Account Number: 968400
Map Number: 28S51421CADO300
Property Owner: PULLEN, GARY W. & TERESA L.
PO BOX 769
BANDON, OR 974110769
Situs Address: 55732 PROSPER JCT RD BANDON, OR 97411
55756 PROSPER JCT RD BANDON, OR 97411
Acreage: 8.43 Acres
Zoning: EXCLUSIVE FARM USE (EFU)

Special Development BANDON AREA OF MUTUAL INTEREST (BMI)
Considerations and FARM POND, MILL POND & ETC. (PND)
overlays:

B. LOCATION: The subject property is locatedstof the City d Bandonaccessed ofProsper
Junction Road
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C. LAWFULLY CREATED UNIT OF LAND The unit of landvas created pursuant to
6.1.125.1.e by deed or land sales contract, if there were no applicable planning, zoning, or
subdivision or partition ordinances or redidas that prohibited the creation. Prior to 1986
properties were allowed to be created by deed or sale agreement and this property was created
prior to 1986seeDeed Documeni7-9-16084 Thi s propertyéds current ¢
adjustedoy an approvedProperty Line Adjustent (PLA20-008) with recorded Property Line
Adjustment Deed 2028365.

D. ZONING: - This property is zoneHxclusive Farm Use (EFU)

ARTICLE 4.27 ZONING PURPOSE AND INTENT

FOREST (F)
The intent of the Forest District is to inde all inventoried "forestlands" not otherwise found to be
needed (excepted) for other uses.

The purpose of the Forest zone is to conserve and protect forest land for forest uses. Some of the areas
covered by the #AFO 2z on eeotharareaginclude a sombimationocdmixed t | and
farm and forest uses.

FOREST MIXED USE (FMU)

The purpose of the Forest Mixed Fakbor e st Areas (AMUO areas) is to i
or potentially in farmforest use. Typically such lands areghawith soil, aspect, topographic features

and present ground cover that are best suited to a combination of forest and grazing uses. The areas
generally occupy land on the periphery of large corporate and agency holdings and tend to form a buffer
betweermor e remote uplands and popul ated valleys. [ n
ownership of smaller size than in prime forest areas. Some are generally marginal in terms of forest
productivity, such as areas close to the ocean.

If land is ina zone that allows both farm and forest uses, a dwelling may be sited based on the
predominate use of the tract on January 1, 1993.

If a use is only allowed in the mixed use zone it will be explained in the text. Otherwise the uses listed are
allowed inboth the Forest and Forest Mixed Use zones.

EXCLUSIVE FARM USE EFU)
These include all inventoried "agricultural lands" not otherwise found to be needed (excepted) for other
uses.

The purpose of the EFU district is to preserve the integrity and engeul& conservation of

agricultural lands within Coos County and thereby comply with the provisions of ORS 215 and OAR 660.
Division 33 to minimize conflicts between agricultural practices andfaon uses by limiting any
development to uses distinguistesddependent upon or accessory to supporting agricultural or forestry
production and which qualify such farm lands for special tax relief pursuant to the provisions of Oregon
Revised Statutes. This zone is also for the cultivation and marketing oftgpzojas, horticultural

crops and other intensive farm uses.

According to the Coos County Comprehensive Plan Exclusive Farm Use lands are inventoried as

Agricultural Lands. The Main criterion fdor estahb
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identified on the agricultural lands based on soils, ClaBé $oils or "other lands" suitable for
agricultural use, with the following exceptions:

1. Committed rural residential areas and urban growth areas.

2. Proposed rural residential areas as per theception to Goals #3 and #4.

3. Proposed industrial/commercial sites.

4. Existing recreation areas (e.g., golf courses) [Recreation designation]

5. Isolated parcels of ClasslV soils in upland areas, which are under, forest cover. (Forestlands
designation).

6. Narrow valley bottomlands where no agricultural activity is occurring anywhere in the vicinity
[Forestlands designation].

The secondary criterion for establishing the AAgr

used to identify additionareas without ClassIV soils in current agricultural use which were not
initially identified in the agricultural lands inventory from Assessor's Data. This situation typically occurs
on benches, immediately above agricultural valleys, where grazingtakes place on neclass HV
soils. However, if lands were zoned predominately forest it may have resulted in a Mixed Use Overlay.

E. SPECIAL DEVEL OPMENT CONSIDERATIONS AND OVERLA YS:
SECTION 4.11.125 Special Development Considerations: The considegatomap 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 Badaof 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

SECTION 4.11.200 Purpose: Overlay zones may be $upeErsed over the primary zoning

district and will ether add further requirements or replace certain requirements of the

underlying zoning district. The requirements of an overlay zone are fully described in the text of
the overlay zone designations. An overlay zone is applicable to all Balh@mrinty Zaing

Districts and any zoning districts located within the Coos Bay Estuary Management Plans when
the Estuary Policies directly reference this section.

This propertydoes includénventoried Special Development Consideratobr Overlayas
being locatd within the Bandon Area of Mutual Interest, this requires that notification of this
decision be provided to the City of Bandon.

F. SITE DESCRIPTION AND SURROUNDING USES: Thesubjectpropery is zonedExclusive
Farm Use (EFYand contains approximately 8.48reswith Prosper Junction Road running
al ong t he prasodmerthermounday, thasoutheastarn portion of the property
borders Tom Smith Roadheproperty is treed with cleared areas anddiéreelopment on the
property includes a single fagdwelling (relative farm help dwelling) and two (2) accessory
structures.

The propertiesicross Prosper Junction Raadhe north are zondelural Residential 2 (RR-2)
they are both treed and are residentially developed. The propertiesRrmgss Junction Road

to the east are zoned RRare treed and are residentially developed. The properties to the east
across Tom Smith Road are zoned-RRre treed with cleared areas arounddéisedential
development. The adjacent property to the south isz&#U and is undeveloped. The adjacent
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properties to the west are part of the tract, are zoned EFU consist of trees, cranberry bogs, ponds,
a single family dwelling, and agricultural structures.

G. NOTICE REQUIREMENT : This application is a Plan Map Amément/Rezone governed by
CCZLDO Section 5.0.900.3. The notice of Post Acknowledge Plan Amendment notice was
provided 35 days prior to the Planning Commission meeting to meet the requirements of ORS
197.610. The hearing notice was published in accordaiticéORS 197.732. Notice was mailed
to property owners in compliance with CCZLDO Section 5.0.900.1 Notice of Public Hearings.

H. REVIEW PERIOD : This application was submitted dfarch 25, 2021 Pursuant to ORS
215.427 this application is not subject times as it is application for a zone change filed
concurrently and considered jointly with a plan amendment.

. COMMENTS:
a. PUBLIC AGENCY : The propertydid not require any request for comments to be sent to
prior to the release of this decision

b. PUBLIC COMM ENTS: A notice of hearing was mailed to properties owners within 500
feet onMay 13, 2021and published in th&/orld News Papeon May 21, 2021 No
comments have been received as of the date of this report.

c. LOCAL TRIBE COMMENTS: The propertydid not require any request for comments to
be sent to the tribes.
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V. FINDINGS AND CONCLUSIONS:

AMENDMENT / REZONE CRITERIA

Coos County Zoning and Land Development Ordinance (Ordinance)

1 ARTICLE 5.1 REZONES

1 SECTION 5.1.200 REZONES:
Rezoning constitutes a charigehe permissible use of a specific piece of property after it has been
previously zoned. Rezoning is therefore distinguished from original zoning and amendments to the text of
the Ordinance in that it entails the application of a-{epdsting zone claification to a specific piece of
property, whereas both original zoning and amendments to the text of the Ordinance are general in scope
and apply more broadly.

1 SECTION 5.1.210 RECOMMENDATION OF REZONE EXPANSION BY THE
PLANNING DIRECTOR:
The Planningirector may recommend an expansion of the geographic limits set forth in the application
if, in the Planning Directorés judgment, such an
criteria set forth in this Ordinance for the rezoning of properThe Planning Director shall submit a
recommendation for expansion to the Hearings Body prior to the scheduled public hearing for a
determination whether the application should be so extended.

1 SECTION 5.1.215 ZONING FOR APPROPRIATE NORARM USE:
Corsistent with ORS 215.215(2) and 215.243, Coos County may zone for the appropriaiemose
one or more lots or parcels in the interior of an exclusive farm use zone if the lots or parcels were
physically developed for the ndarm use prior to the esdishment of the exclusive farm use zone.

1 SECTION 5.1.220 PROCESS FOR REZONES:

1. Valid application must be filed with the Planning Department at least 35 days prior to a public
hearing on the matter.

2. The Planning Director shall cause an investigation egyabrt to be made to determine
compatibility with this Ordinance and any other findings required.

3. The Hearings Body shall hold a public hearing pursuant to hearing procedures at Section
5.7.300.

4. The Hearings Body shall make a decision on the applicatisupat to Section 5.1.225.

5. The Board of Commissioners shall review and take appropriate action on any rezone
recommendation by the Hearings Body pursuant to Section 5.1.235.

6. A decision by the Hearings Body that a proposed rezone is not justified mayebdedpp
pursuant to Article 5.8.

1 SECTION 5.1.225 DECSIONS OF THE HEARINGS BODY FOR A REZONE:
The Hearings Body shall, after a public hearing on any rezone application, either:
1. Recommend the Board of Commissioners approve the rezoning, only if on shef biasiinitiation
or application, investigation and evidence submitted, all the following criteria are found to exist:
a. The rezoning will conform with the Comprehensive Plan or Section 5.1.215; and
b. The rezoning will not seriously interfere with permittessts on other nearby parcels; and
c. The rezoning will comply with other policies and ordinances as may be adopted by the Board of
Commissioners.
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2. Recommend the Board of Commissioners approve, but qualify or condition a rezoning such that:
a. The property may nide utilized for all the uses ordinarily permitted in a particular zone;
b. The development of the site must conform to certain specified standards; or
c. Any combination of the above.

A qualified rezone shall be dependent on findings of fact including blitited to the following:
i.  Such limitations as are deemed necessary to protect the best interests of the surrounding

property or neighborhood;

ii.  Such limitations as are deemed necessary to assure compatibility with the surrounding
property or neighborhood;

iii. Such limitations as are deemed necessary to secure an appropriate development in
harmony with the objectives of the Comprehensive Plan; or

iv.  Such limitations as are deemed necessary to prevent or mitigate potential adverse
environmental effects of the zorfenge.

3. Deny the rezone if the findings of 1 or 2 above cannot be made. Denial of a rezone by the Hearings
Body is a final decision not requiring review by the Board of Commissioners unless appealed.

1 SECTION 5.1.230 STAUS OF HEARINGS BODYRECOMMENDATION OF APPROVAL:
The recommendation of the Hearings Body made pursuant to 5.1.225(1) or (2) shall not in itself amend
the zoning maps.

RECOMMENDED FINDING : Staff has followed the procedures and has reviewed the proposal.
This is the investigation report rderred to as the Staff Report. Staff recommends that the Planning
Commission finds that the proposed rezone will conform to the comprehensive plan as the soils
support Forestwith a Mixed Useoverlay. The rezone will have no effect on the conformity of &
parcel. The prior dwelling authorization was based on need for assistance on tFm (Farm Help
Relative Dwelling) and not based on income. The family dynamicand the market change for
cranberries have changed and there is no longer a need for a FarHelp Relative Dwelling.
Therefore, the property owners haeresearctedto find other optionsfor the property including
this dwelling. The majority of the soils support forest production. However, prime forestland in
Coos County is usually reserved fordrge tract lands and all others contain the Mixed Use overlay
to allow for both farm and forest. It would be consistent to apply the Mixed Se Overlay. The
applicant has submitted findings to addresshese criteria

COOS COUNTY COMPREHENSIVE PLAN

Volume | Part |
1 Policy 5.4 PLAN IMPLEMENTATION STRATEGIES (8) states:
Coos County shall consider, and approve where appropriately justified, changes from forestry to
agriculture zoning districts, and vieeersa, upon findings which establish:

a. That theproposed rezone would be at least as effective at conserving the resource as
the existing zone,
b. That the proposed rezone would not create acamforming use,
c. That the applicant for the proposed rezone has certified that he/she umdisrttat
the rezone, if granted, could have significant tax consequences. Furthermore, Coos
County shall, upon a finding to approve the rezone under consideration, amend the
"Agricultural Land" or "Forest Land": Comprehensive Plan Map designationsstma
correspond to the new zone, as approved.
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Implementation of this policy shall include conducting a "rezone public hearing".

This strategy recognizes:

a. That agriculture and forestry are closely related in Coos County because the land
resource bases capable of and suitable for supporting both agricultural and forest
use and activities;

b. That this simplified plan revision process for agriculture and forest plan designations
is necessary to help support the existing commercial agricultural aedtfor
enterprises because it enables individual management decisions to be made in a
timely manner as a response to changing market conditions.

RECOMMENDED FINDING: The applicantédés proposal as a whol e
property from Exclusive Farm Useto Forest, modification of a condition of approvalprohibiting

the approved Farm Help Relative Dwelling from being separated from the farm tractand a

request to requalify the dwelling as a Forest Template Dwellinghis will remove the subject

property from the farm operation (tract). The rezone will still preserve the resource but will allow

for both farm and forest uses whichare consistent withthe soils. The subject property has been

used for both farm and forest useThe applicant has acknowledgedhat they are aware the

approval of a rezone could have significant tax consequences.

The application request complies with these criteria.

Volume | Part Il
1 3.2 Forest Lands, Implementation Strategies 5

There are basically two different types offstrareas in Coos County. These are (i) prime forest areas, and
(i) mixed farmforest areas. Certain nefarm uses not allowed in the former may be allowed as conditional
uses in the latter. The two types of forest land are described in greateratefailpws:

(i) APri me Forest Areao. These areas or parcels
which are managed exclusively for timber production with some ancillary forest uses. Intensive forest
management is practiced withtinis classification. A parcel or area subject to this classification will be

preserved primarily for forest uses.

(ii) A Mioxreeds tF aArrne a O . These areas inclu-tbestl and whi
use. Typically such lands attleose with soil, aspect, topographic features and present ground cover that are

best suited to a combination of forest and grazing uses. The areas generally occupy land on the periphery of
large corporate and agency holdings and tend to form a buffeeebetmore remote uplands and populated

val l eys. I n additi on, these Ami xed useo areas con
Some are generally marginal in terms of forest productivity, such as areas close to the ocean.

Incertainar eas of the County, these Ami xed useo areas ¢
predominantly by ranchers who manage their properties interchangeably between grazing and forestry

depending on the economic base of each commodity atvamytgihe. An essential management approach

practiced by these ranchers is to maintain enough upland grazing acreage to sustain livestock during the

winter months due to the flooding of lowland areas. Some intensive forest management is practiced on these

|l ands, but not to the same extent as i-domifaptr i me f or
use. There are typically mixtures of farm and forest uses in these areas. Cerfairesbuses will be

allowed in areas that meet the criteribthis classification as established in the zoning ordinance.
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The mixed use areas are identifi ed -Faotr eas ts clhslee Aorfe al

Comprehensive Plan inventory map. A mdpwihge in the
require a comprehensive plan amendment. Criteria used to designate these areas are as follows:
1) Mixed use areas are those areas with soil, aspect, topographic features and present ground
cover that are best suited to a combination of foredtaagricultural uses.
2) Mixed use areas are those areas generally managed to maintain enough upland acreage to
sustain livestock during the winter months due to flooding of lowland areas.
3) Mixed use areas are those areas predominantijmanaged for botfarm and forest uses.

RECOMMENDED FINDING : According to the Natural Resource Conservation Service (NRCS)
survey map, thesubject property is a mix of (61.4%) 8C -Bullards sandy loam,(28.5%) 5A-
Blacklock fine sandy loam,(9.4%) 1C- Bandon sandy loam ad (0.7%) 1B Bandon sandy loam

For forestry purposes 8C Bullards sandy loam on the basis of d.00-year site curve, the mean site
index for Douglas fir is 132 At the culmination of the mean annual increment (CMAI), the production
of 60-year-old Douglas fir trees 1.5 inches in diameter or more at breast height is 133 cubic feet per
acre per year. This map unit is in capability subclass IVe.

5A-Blacklock fine sandy loam, on the basis of a 18@ar site curve, the mean site index for shore pine
is 90 At the culmination of the mean annual increment (CMAI), the production of 66year-old shore
pine trees 1.5 inches in diameter or more at breast height is 79 cubic feet per acre per year. This map
unit is in capability subclass Viw.

1C-Bandon sandy loam on the basis of a 10§ear site curve, the mean site index for Douglas fir is 137.
At the culmination of the mean annual increment (CMAI), the production of 66year-old Douglas fir
trees 1.5 inches in diameter or more at breast height is 140 cubic feetrrmcre per year. This map unit

is in capability subclass llle.

1B-Bandon sandy loam, On the basis of a 18@ar site curve, the mean site index for Douglas fir is
137. At the culmination of the mean annual increment (CMAI), the production of 6§ear-old Douglas
fir trees 1.5 inches in diameter or more at breast height is 140 cubic feet per acre per year. This map
unit is in capability subclass llle.

The subject property is currently zoned Exclusive Farm Use (EFU) and has been acknowledged by the
State & being in compliance with Stateide Planning Goal 3 The surrounding properties are a mix of
Exclusive Farm UseForest, and Rural Residentiallyzoned properties that are being utilized for

timber production, agriculture and residential.

1 Oregon Administrative Rule 660-006-0057 Rezoning Land to an Agriculture/Forest Zone

Any rezoning or plan map amendment of lands from an acknowledged zone or plan designation to an
agriculture/forest zone requires a demonstration that each area being rezoneglanned contains
such a mixture of agriculture and forest uses that neither Goal 3 nor 4 can be applied alone.

RECOMMENDED FINDING : According to the Natural Resource Conservation Service (NRCS)
survey map, the subject property is a mix of (61.4%) 8EBullards sandy loam, (28.5%) 5A Blacklock
fine sandy loam,(9.4%) 1C- Bandon sandy loam and0.7%) 1B Bandon sandy loam.
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The subject property is currently zoned Exclusive Farm Use (EFU) and havéeen acknowledged
by the State as being in compliance with Statvide Planning Goal 3. The subject propery has been
used for both farm or forest use with the dwelling formerly supporting the farm usdcranberry)

on the abutting properties (tract) with the remainder of the property being treed.

Pursuant to Statevide Planning Goal 4 (Forest Land), where a plan amendment is proposed, forest
lands shall include lands that are suitable for commercial forest uses. Based on the site index and
volume growth rate for the soil types "Bullards sandy loam" makes up the majority of the

property, the subject properties areforestland by both use and definition.

The soil types are also suitable for agriailtural uses pursuant to Statevide Planning Goal 3
(Agricultural Lands) Statewide Planning Goal 4 (Forest)therefore it appears hat a more
appropriate zone for the subject property would be Forest (F) with a Mixed Use (MU) overlay.
The proposed zone change will better support the predominant forest use and the subordinate
agricultural traits of the subject property.

ADMINISTRATIV E CONDITIONAL USET AMENDMENT OR MODIFICATION OF A PRIOR
CONDITION OF APPROVAL

SECTION 5.0.350 CODNITIONS OF APPROVAL.:
**
3. At an applicantds request, the County may mo
approval for an application previously approvadd final. Decisions to modify or amend
final conditions of approval will be made by the review authority with the initial jurisdiction
over the original application using the same type of review procedure in the original review.

RECOMMENDED FINDING : The applicants request tanodify Condition # 2 of HBCU-94-02 which
stated AThe approval of this application is in co
subject parcels identified as Tax Lot # 300 in Section 21CA, Tax Lots 2200,083 2400, in Section 21, and

Tax Lot 1000 in Section 20A, all located in Township 28 Range 14. Therefore, the applicants agree that as

a condition of approval, the above mentioned parcel shall be combined for the purpose of planning,
consideredasonetrac, and shal |l be conve ¥ thaeHeariogs Badiirelsthete T h e
is evidence to support the rezone request the condition of approval be removed.

ADMININISTRATIVE CONDITIONAL USE - FOREST TEMPLATE CRITERIA

SECTION 4.6.120 Review Standis
T (9) DWELLINGS AUTHORIZED BY ORS 215.7090 215.755; AND (EOTHER
DWELLINGS UNDER PRESCRIBED CONDITIONS.
(I) TEMPLATE DWELLING - 215.750 Alternative forestland dwellings; criteria.

(1) In western Oregon, a governing body of a county or its desigrateallow the establishment
of a singlefamily dwelling on a lot or parcel located within a forest zone if the lot or parcel is
predominantly composed of soils that are:

(a) Capable of producing 0 to 49 cubic feet per acre per year of wood fiber if:
(A) All or part of at least three other lots or parcels that existed on January 1, 1993, are
within a 160acre square centered on the center of the subject tract; and
(B) At least three dwellings existed on January 1, 1993, on the other lots or parnt&ise
to exist on the other lots or parcels;
(b) Capable of producing 50 to 85 cubic feet per acre per year of wood fiber if:
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(A) All or part of at least seven other lots or parcels that existed on January 1, 1993, are
within a 160acre square centered on tleater of the subject tract; and

(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels; or

(c) Capable of producing more than 85 cubic feet per acre per year of wood fiber if:

(A) All or part of at least 11 other lots or pals that existed on January 1, 1993, are within
a 160acre square centered on the center of the subject tract; and

(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels.

(2) (Reserved)

(3) Lots or parcels within urban gmth boundaries shall not be used to satisfy the eligibility
requirements under subsection (1) or (2) of this section.

(4) A proposed dwelling under this section is not allowed:

(a) If it is prohibited by or will not comply with the requirements of an ackedged
comprehensive plan and acknowledged land use regulations or other provisions of law.

(b) Unless it complies with the requirements of ORS 215.730.

(c) Unless no dwellings are allowed on other lots or parcels that make up the tract and deed
restrictons established under ORS 215.740 (3) for the other lots or parcels that make up the
tract are met.

(d) If the tract on which the dwelling will be sited includes a dwelling.

(5) Except as described in subsection (6) of this section, if the tract undecsaoi (1) or (2) of

this section abuts a road that existed on January 1, 1993, the measurement may be made by

creating a 16@cre rectangle that is one mile long and-tmeth mile wide centered on the

center of the subject tract and that is to the maxn extent possible, aligned with the road.

(6)(a) If a tract 60 acres or larger described under subsection (1) or (2) of this section abuts a road
or perennial stream, the measurement shall be made in accordance with subsection (5) of this
section. Howewve one of the three required dwellings shall be on the same side of the road or
stream as the tract and:

(A) Be located within a 16@cre rectangle that is one mile long and-tmeth mile wide
centered on the center of the subject tract and that s tmaximum extent possible,
aligned with the road or stream; or

(B) Be within onequarter mile from the edge of the subject tract but not outside the length
of the 1606acre rectangle, and on the same side of the road or stream as the tract.

(b) If a road cosses the tract on which the dwelling will be located, at least one of the three

required dwellings shall be on the same side of the road as the proposed dwelling.

(7) Notwithstanding subsection (4)(a) of this section, if the acknowledged compreheasiaagl
land use regulations of a county require that a dwelling be located inacdg8quare or
rectangle described in subsection (1), (2), (5) or (6) of this section, a dwelling is in the 160
acre square or rectangle if any part of the dwelling ieénli6Gacre square or rectangle. [1993
C.792 84(6),(7),(8); 1999 ¢.59 8§58; 2005 c.289 §1]

RECOMMENDED FINDING: Accordingtothea p p | i findimg$ thessubject properties are
capable of producing more than 85 cubic feet per acre per yeatherefore, requiring eleven(11) lots
or parcels and three (3) dwellings that existed prior to January 1, 1993. Staff applied the 160 acre
rectangle template with the subject property located in the center. The template results yielded
that sixty-one (6) parcelswith more thanthree (3) dwellingslocated on those parcels tsatisfy the
requirements, staff showed three (3) of the qualifying parcels on the template map.

The proposal to requalify the Relative Farm Help Dwelling to aTemplate Dwelling will only be
permitt ed if the rezone is approved There are no deed restrictions that would prohibit a dwelling
to be sited. By allowing this dwelling to berequalified as a template dwellingon this property the
property would conform with the development that exists in tle area.
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1 (C) ADDITIONAL CRITERIA FOR ALL DWELLINGS ALLOWED IN THE FORESTAND

FOREST MIXED USE ZONES.

(1) A local government shall require as a condition of approval of a siaghdy dwelling allowed

on lands zoned forestland:

(a) If the lot or parckis more than 10 acres in western Oregon as defined in ORS 321.257, the
property owner submits a stocking survey report to the assessor and the assessor verifies
that the minimum stocking requirements adopted under ORS 527.610 to 527.770 have been
met.

RECOMMENDED FINDING The subject property is less than 10 acresherefore, a stocking
survey report is not required to be submitted to

(b) The dwelling meets the following requirements:
(A) The dwelling has a fire retardaroof.

RECOMMENDED FINDING: The applicants state that the dwellinghas afire retardant roof.
Therefore, this criterion has been addressed.
(B) The dwelling will not be sited on a slope of greater than 40 percent.

RECOMMENDED FINDING: The applicants states that theproperty has gentle slopes of less
than twelve (12) percent. The existing home site is relatively flat.

Therefore, this criterion has been addressed.
(C) Evidence is provided that the domestic water supply is from a source authgribed b
Water Resources Department and not from a Class Il stream as designated by the State

Board of Forestry.

RECOMMENDED FINDING: The applicant s states that the water sourcdor the dwelling is from
a well that has been registered with the State of Oreg.

Therefore, this criterion has been addressed.
(D) The dwelling is located upon a parcel within a fire protection district or is provided with
residential fire protection by contract.
(E) If the dwelling is not within a fire protection district, thpplicant provides evidence that
the applicant has asked to be included in the nearest such district.

RECOMMENDED FINDING: The applicant s states that thesubject property is located within the
Bandon Rural Fire Protection District.

Therefore, this criterion is satisfied.
(F) If the dwelling has a chimney or chimneys, each chimney has a spark arrester.

RECOMMENDED FINDING: The existing dwelling has a chimney with a spark arrestor.
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Therefore, this criterion has been addressed.

(G) The owner provides dmaintains primary fuefree break and secondary break areas on
land surrounding the dwelling that is owned or controlled by the owner.

RECOMMENDED FINDING: The applicantsstate that the primary fuel-free break and
secondary break areas will be maintaied surrounding the Single Family Dwelling.

Therefore, this criterion has been addressed.

(2)(a) If a governing body determines that meeting the requirement of subsection (1)(b)(D) of this
section would be impracticable, the governing body may provi@ddtenmative means for
protecting the dwelling from fire hazards. The means selected may include a fire sprinkling
system, osite equipment and water storage or other methods that are reasonable, given the
site conditions. The applicant shall request analvide alternatives to be considered.

(b) If a water supply is required under this subsection, it shall be a swimming pool, pond, lake or
similar body of water that at all times contains at least 4,000 gallons or a stream that has a
minimum flow of atdast one cubic foot per second. Road access shall be provided to within 15
feet of t he wightimgpwnpinganity, and theoroad dccesseshall accommodate

a turnaround for firefighting equipment. [1993 ¢.792 85; 1995 ¢.812 §6; 1997 ¢.292@03

€.621 §103]

RECOMMENDED FINDING : The applicants state that thesubject property is within the Bandon
Rural Fire Protection District and there is no need for alternative fire protections or additional
water supply.

These criteria have been addresed.

1 SECTION 4.6.130 ADDTIONAL CRITERIA FOR ALL NEW AND REPLACEMENT
DWELLINGS AND STRUCTURES IN FOREST

The following siting criteria or their equivalent shall apply to all new dwellings and structures in forest
and agriculture/forest zones. These cidiesire designed to make such uses compatible with forest
operations and agriculture, to minimize wildfire hazards and risks and to conserve values found on forest
lands. A governing body shall consider the criteria in this rule together with the require®AR 660
00600035 to identify the building site:

(1) Dwellings and structures shall be sited on the parcel so that:
(a) They have the least impact on nedrwyadjoining forest or agricultural lands;
(b) The siting ensures that adverse impacts on forest opesadind accepted farming practices
on the tract will be minimized;
(c) The amount of forest lands used to site access roads, service corridors, the dwelling and
structures is minimized; and
(d) The risks associated with wildfire are minimized.

RECOMMENDED FINDING: The property has an existing dwelling that is locatedoward the
western boundary,centrally located north to south The cleared area surrounding the dwelling

For the purpose of this section ANearbyodo is defined
5.0.900(2) for farm zoned property.
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satisfies the firebreak requirements and thesiting setbacks.The continued use of the existingite

will not have any adverse impacts on forest operation and accepted farm practices as the dwelling
has been inexistence since 1996 without any discord or disharmony. This proposal does not include
any new access roads or development therefore the anmwf additional forest lands used is not a
factor in this particular request. The continued maintenance of the fuel free setback will ensure

that the risks associated with wildfire are minimized.

(2) Siting criteria satisfying section (1) of this sectionynmeclude setbacks from adjoining
properties, clustering near or among existing structures, siting close to existing roads and siting
on that portion of the parcel least suited for growing trees.

RECOMMENDED FINDING: The Single Family Dwellingis sited towards thewesternportion of
the property centrally located north to south with the access road and accessory structure being in
close proximity.

(3) The applicant shall provide evidence to the governing body that the domestic water supply is
from a sourceauthorized in accordance with the Water Resources Department's administrative
rules for the appropriation of ground water or surface water and not from a Class Il stream as
defined in the Forest Practices rules (OAR chapter 629). For purposes of thisisewidence of
a domestic water supply means:

(a) Verification from a water purveyor that the use described in the application will be
served by the purveyor under the purveyor's rights to appropriate water;

(b) A water use permit issued by the Water Resourcpariaent for the use described in
the application; or

(c) Verification from the Water Resources Department that a water use permit is not
required for the use described in the application. If the proposed water supply is from a
well and is exempt from permitg requirements under ORS 537.545, the applicant shall
submit the well constructor's report to the county upon completion of the well.

RECOMMENDED FINDING: The applicantsacknowledgeand haveprovided evidence to the
governing body that the domestic wadgr supply is from a source authorized in accordance with the
Water Resources Department's administrative ruledy way of a water well report. This can be
found in the attached application,Under ORS 537.545(b)&(d) no permit is required to take water
for single or group purposes in the amount not to exceed 15,000 gallons per day.

(4) As a condition of approval, if road access to the dwelling is by a road owned and maintained by a
private party or by the Oregon Department of Forestry, the U.S. Bureau of LamagEiaent, or
the U.S. Forest Service, then the applicant shall provide proof of atdongroad access use
permit or agreement. The road use permit may require the applicant to agree to accept
responsibility for road maintenance.
(5) Approval of a dwelling sill be subject to the following requirements:
(&) Approval of a dwelling requires the owner of the tract to plant a sufficient number of
trees on the tract to demonstrate that the tract is reasonably expected to meet Department
of Forestry stocking requiremenat the time specified in department of Forestry
administrative rules;
(b) The planning department shall notify the county assessor of the above condition at the
time the dwelling is approved,;
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(c) If the lot or parcel is more than 10 acres in western Oregon oenti@n 30 acres in
eastern Oregon, the property owner shall submit a stocking survey report to the county
assessor and the assessor will verify that the minimum stocking requirements have been
met by the time required by Department of Forestry rules;

(d) Uponnatification by the assessor the Department of Forestry will determine whether the
tract meets minimum stocking requirements of the Forest Practices Act. If that
department determines that the tract does not meet those requirements, that department
will notify the owner and the assessor that the land is not being managed as forest land.
The assessor will then remove the forest land designation pursuant to ORS 321.359 and
impose the additional tax; and

(e) The county governing body or its designate shall reqag a condition of approval of a
singlefamily dwelling under ORS 215.213, 215.383 or 215.284 or otherwise in a farm or
forest zone, that the landowner for the dwelling sign and record in the deed records for
the county a document binding the landownead the landowner's successors in interest,
prohibiting them from pursuing a claim for relief or cause of action alleging injury from
farming or forest practices for which no action or claim is allowed under ORS 30.936 or
30.937.

SECTION 4.6.140 DEVEOPMENT AND SITING CRITERIA:

This section contain all of the development standards for uses (unless otherwise accepted out by a use review)
and all of the siting standards for development.

a. Minimum Lot Size for the creation of new parcels shall be at leasti®@3. Minimum lot size
will not affect approval for development unless specified in use. 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.

RECOMMENDED FINDING: There are no new parcels being created through this request;
therefore, this criterion is not applicable.

b. Setbacks: All buildings or structures with the exception of fences shall be set back a minimum
of thirty-five (35) feet frmn any road rightof-way centerline, or five (5) feet from any righft
way line, whichever is greater.

RECOMMENDED FINDING: Based on the submitted Plot Plan theSingle Family Dwellingswill meet
the minimum road setback.

Therefore, this criterion has keen met.
c. Fences, Hedges and Walls: No requirement, except for vision clearance provisions in Section
7.1.525.
RECOMMENDED FINDING: There is no indication that the applicant is proposing any fences, hedges
or walls. As a condition of approval if any ofthe above is proposed at a later date they shall meet the

requirements for the vision clearance in Section 7.1.525.

Therefore, this criterion has been addressed.
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d. Off-Street Parking and Loading: See Chapter VII.

RECOMMENDED FINDING: A Driveway/Access/Rrking Verification Permit application (DR-21-052)
has been submittednust be signed off prior to issuance of a Zoning Compliance Letter. This will be made
a condition of approval.

Therefore, this criterion has been addressed.

e. Minimizing Impacts: In orde to minimize the impact of dwellings in forest lands, all applicants
requesting a single family dwelling shall acknowledge and file in the deed record of Coos County, a
Forest Management Covenant. The Forest Management Covenant shall be filed priofitalan
County approval for a single family dwelling.

RECOMMENDED FINDING: The applicant has acknowledged and will file in the deed of records of
Coos County a Forest Management Covenant for both subject properties prior to receiving a Zoning
ComplianceLetter. The covenantcovers both accepted farm and forest practices.

Therefore, this criterion has been addressed.

f. Riparian Vegetation Protection. Riparian vegetation within 50 feet of a wetland, stream, lake or river,
as identified on the Coastal Sketeind and Fish and Wildlife habitat inventory maps shall be
maintained except that:

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 remadhal iwée.

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

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

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;

e. Riparian vegetation may be rensavin order to site or properly maintain public utilities
and road rightof-ways;

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 allowdsing
farm crops customarily grown within riparian corridors, etc.) provided that such
vegetation removal does not encroach further into the vegetation buffer except as needed
to provide an access to the water to site or maintain irrigation pumps; or

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 tharxiteng structure
and said addition or alteration represents not more than 100% of the size of the existing
structurebés Afootprinto.

AM-21-001/RZ21-001/ACU-21-024
20



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

i. The 5006 measurement shall be taken from the
mark to the structure using a right angle from the ordinary high water mark.

RECOMMENDED FINDING: According to the National Wetland Inventory the only identified wetlands
are more than 100feet away and do not exist on the subject property.

Therefore, this criterion has been met.

g. All new dwellings and permanent structures and replacement dwellings and structures shall, at a
minimum,meet the following standards. The dwelling shall be located within a fire protection
district or shall be provided with residential fire protection by contract. If the dwelling is not within
a fire protection district, the applicant shall provide evidetit the applicant has asked to be
included within the nearest such district. If the applicant is outside the rural fire protection district,
the applicant shall provide evidence that they have contacted the Coos Forest Protective
Association of the praysed development.

RECOMMENDED FINDING: The subject propert y is located within the boundaries of the Bandon
Rural Fire Protection District.

Therefore, this criterion has been met.

h. The Planning Director may authorize alternative forms of fire prad@ctvhen it is determined that
these standards are impractical 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 congitions

b. If a 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 or a stream that has a
continuous year round flow of at least one cubic foot per skcon

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 shl | be provided to within 15 feet o
units. The road access shall accommodate the turnaround of firefighting equipment during
fire season. Permanent signs shall be posted along the access route to indicateitiie loca
of the emergency water source.

RECOMMENDED FINDING: The applicant sshall meet the minimum fire protection standards.
However, if these standards are impractical the applicant shall comply with alternative forms of fire
protection.

Therefore, this criterion has been addressed.
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i. 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 3% inch garden hose to reach
theperimeter of the primary fudtee building setback.

b. If another water supply (such as a swimming pool, pond, stream, or lake) is nearby,
available, and suitable for fire protecti
edge shall be provider pumping units. The road access shall accommodate the
turnaround of firefighting equipment during the fire season. Permanent signs shall be
posted along the access route to indicate the location of the emergency water source.

RECOMMENDED FINDING: Pro of shall provided that a water supply of at least 500 gallons with
operating water pressure of at least 50 PSI and sufficient % inch garden hose to reach the perimeter prior
to the issuance of a zoning clearance letter. This shall be provided for both bt subject properties.

Therefore, this requirement has been addressed.
j. Firebreak:

a. This firebreak will be a primary safety zone around all structures. Vegetation within this
primary safety zone may include mowed grasses, low shrubs (less than ground flo
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

b. Sufficient garden hose to reach the perimeter of the primary safety zone shall be available
at all times.

c. The owners of the dwelling shall maintain a primaryfueé break area surrounding all
structures and clear and maintain a secondary-ftext break on land surrounding all
structures and clear and maintain a secondary-ftext break area on land surrounding the
dwelling that is owned or controlled by the owner in accordance with the provisions in
iRecommended Fire Sit iamd@truGures and Bire Safety Dasign D w
Standards for Roadso dated March 1, 1991,
Forestry and shall demonstrate compliance with Table 1.

Tableli Minimum Primary Safety Zone

Slope Feet of Primay Safety Feet of Additional Primary
Zone Safety Zone Down Slope

0% 30 0

10% 30 50

20% 30 75

25% 30 100

40% 30 150

RECOMMENDED FINDING: According to the soils on the property the dwelling is within an area
identified as having soils that are compsed of5A-Blacklock fine sandy loamthat typically have percent

AM-21-001/RZ21-001/ACU-21-024
22



Oto3percentslopesThi s concurs with the applicantsd assess
flat. However, the property is comprised of other soils that have slopes up to twe (12) percent, the

applicants also recognize the fact that the property has gentle slopes of less than twelve (12) percent. The
plot plan shows that thesetbacks are greater than 80 feet; therefore, meeting the 30 feet of Primary

Safety Zone and 50 feedf Additional Primary Safety Zone Firebreak.

Therefore, this criterion has been addressed.

k. All new and replacement structures shall use-oombustible or fire resistant roofing materials, as
may be approved by the certified official responsibldtierbuilding permit.

RECOMMENDED FINDING: The exiting dwelling has fire resistant roofing materials.
Therefore, this criterion has been addressed.
[. 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).

RECOMMEN DED FINDING: The subject property does not havex water supply exceeding 4,000
gallons available within 100 feet of the driveway or road for fire suppression.

Therefore, this criterion is not applicable.
m. The dwelling shall not be sited on a slope @&ager than 40 percent.
RECOMMENDED FINDING: The dwelling is notsited on a slope of greater than 40%.
Therefore, this criterion has been addressed.
n. If the dwelling has a chimney or chimneys, each chimney shall have a spark arrester.
RECOMMENDED FINDI NG: The existing dwelling has a chimney with a spark arrester.
Therefore, this criterion has been addressed.
0. The dwelling shall be located upon a parcel within a fire protection district or shall be provided
with residential fire protection by contractf 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.

RECOMMENDED FINDING: The subject property is located within the Bandon Rural Fre Protection
District.

Therefore, this criterion has been met.
p. 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 accessdiatirigef
equipment.
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RECOMMENDED FINDING: The subject property is within Bandon Rural Fire Protection District.

The property has an existing driveway and access that the applicants state meets the minimum standards
of Chapter VII which allow emergency vehcles to enter the property At the time of road inspection prior

to receiving a zoning compliance letter the Roadmaster or his designee will ensure the standards are met
to ensure adequate access is provided for firefighting equipment.

g. Access to new dwellings shall meet road and driveway standards in Chapter VII.

RECOMMENDED FINDING: The subject property is within Bandon Rural Fire Protection District.

The property has an existing driveway and access théte applicants state meets the minimum standards
of Chapter VIl which allow emergency vehicles to enter the propertyThe applicants have submitteca
Road/ Driveway Access Verification Permit{DR-21-052) and this shall be signed off by the Road
Department prior to receiving a Zoning Compliance Letter.

RECOMMENDED CONDITIONS OF APPROVAL

1. All applicable federal, state, and local permits shall be obtained prior to the commencement of
any development activity.

2. The property owner is responsible for ensutdogpliance, and land use authorization shall
remain recorded in the chain of titl&he statement needs to include language that the purchaser
of the property has been provided a copy of the land use approval containing all conditions or
restrictions undestands the obligation and agrees to fulfill the conditions, unless a modification is
approved as provided in this ordinance. The property owner is responsible for ensuring
compliance, and land use authorization.

3. Pursuant to CCZLDO 8§ 4.6.130 the followiagnditions will need to be complied with prior to
issuance of a zoning compliance letter.

a. All uses must comply with applicable development standards and fire siting and safety
standards.

b. A iForest Management Covenant otandmearbych r ec o g
landowners to conduct forest operations consistent with the Forest Practices Act and
Rules, shall be recorded in the deed records of the County prior to any final County
approval for uses authorizing any type of residential use in the e $torest Mixed
Use zones.

4. Pursuantto CCZLDO § 4.6.140 the following conditions will need to be complied with prior to
issuance of a zoning compliance letter:

a. All Firebreak criteria found i 4.6.140.10 shall be complied with.

b. The dwelling shall notésited on a slope of greater than 40 percent.

c. The applicant shall provide evidence of a water supply of at least 500 gaithran
operating water pressure of at least 50 PSI and sufficient garden hose to reach the
perimeter of the primary fire break.

5. A Driveway/ Access / Parking Verification PernfldiR-21-052) shall besigned off ly the Road
Departmenteceiving a Zoning Clearance Letter.

6. Pursuant to CCZLDO § 5.9.100, a Zoning Compliance Letter shadicuared for the
reclassification of th&®elativeFarm HelpDwelling to a Forestemplate Dwelling This will be
issued after all conditions have beensfesi.
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Attachment iAO
Template Map

OREGO) COOS COUNTY PLANNING DEPARTMENT

Mailing Address: 250 N. Baxter, Coos County Courthouse, Coquille, Oregon 97423
Physical Address: 225 N. Adams, Coquille Oregon
Phone: (541) 396-7770

Coos
50 Fax: (541) 396-1022/TDD (800) 735-2900

o AST. TA5Y_.

) rempLate x4
[ subiect_Property
:] Template_parcels

"~ Qualifying_Template_Parcels

[H Qualifying_Parcels_W_Qualifying_Dveliings
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Attachment ABO
Plot Plan

PULLEN PLOT PLAN

"LOCATED IN THE Ni1/2 NE1#4 OF SECTION 21,

T.28S., R.14W., WM., COOS COUNTY. OREGON

(28S 14W 21CA - 300 - ACCT.# 968400 - 8.43 ACRES MsL)

PROPERTY OWNER’S:
GARY & TERESA PULLEN

P.0. BOX 769
BANDON. OR 97411
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Attach@ent 0
Application

LAND USE PERMIT APPLICATION — BALANCE OF COUNTY
COOS COUNTY PLANNING DEPARTMENT

COMP PLAN AMENDMENT

Received B ZONE CHANGE
Y] = [ TEXT AMENDMENT

Date Submitted: = / 35/ SR | CONDITIONAL USE REVIEW
Application No.: QZE ] ,E e __a -00 / E ?\EQI[}N\I]‘S}?RE}SFII)\TE
Fee: 25D = v /}C,C{ —& - E KQIINI{]IJAS&’?SION *

,_) [] HIAZARD REVIEW * .
Fee paid, DTO0 ] A A DICAT TARDSHIPS

Receipt No.: 9~9‘q & q

CDMPLE%TED BY.STAFE .,

ipplementatapplication for ifireqnize '
I. APPLICANT . II. OWNER(S)

Name: Gary and Teresa Pullen Name: Same as applicant
Mailing Address: PO Box 769 Mailing Address:

City Bandon State OR Zip 97411 City State Zip
Daytime Phone (541) 404-3890 Daytime Phone

Email: pacificthreads@yahoo.com Email:

IIL. PROPERTY - If multiple properties are part of this review please check here [] and attached
a separate sheet with property information.

Location or Address: 55756 Prosper Jct Rd, Bandon

No. Acreage 8.43 Tax Acct. 963400
Township:  Range:  Section; Y Scction: 1/16 Section: Tax lot:

288 14w 21 C A 300

Zone: Exclusive Farm Use Water Service Type: On site

Sewage Disposal Type:On-site

School District: Bandon Fire District: Bandon
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1V. REQUEST SUMMARY: Re-zone from EFU to Forest Mixed Use

C. éTATE SPECIFIC ZONE DISTRICT REQUESTED: Forest Mixed Use

D. JUSTIFICATION: .

03} If the purpose of this rezone request is to rezone one or more lots or parcels in the interior
of an exclusive farm use zone for non-farm uses, the following question must be
answered: - N/A ' . )

Were the lots or parcels for which a rezene request is made, j)hysicaily developed fora
non-farm use prior 10 February 16, 19837 T

Explain and provide documentation:

@ If the purpose of this rezone request is for other than (1) above the following questions
must be answered:

a, Will the rezone conform with the comprehensive plan?

Explain: Yes, please see attached narrative.

b. . Will the rezone seriously interfere with the permitted uses on other nearby
parcels?

Explain: No. please see attached narratjve,

c. Will the rezone comply with other adopted plan policies and ordinances?

Explain: Yes, please see attached narrative.

3 If a Goal Exception is required p]casé review and address this section, N/A

All land use plans shall include identification of issues and problems, inventories and other factual
information for each applicable statewide planning goal, evaluation of alternative courses of action and
ultimate policy choices, taking into consideration social, economic, energy and environmental needs. The
Coos County Comprehensive Plan (CCCP) and Implementing Zoning Land Development Ordinance
(CCZLDO) was acknowledge' as having all necessary components of a comprehensive plan as defined in
ORS 197.015(5) after the Coos County adopted the documents on April 4, 1985. The date of the
effective plan and ordinance is January 1, 1986. Coos County did go through a periodic review exercise
in the 1990"s but due to lack of gain in population, economic growth and public request plan zones were

' Acknowl dpgment” means & ission order that cenifies that a comprehensive plan and land use regulations, land use regulation or plan or
lati dment lies with the goals or certifies that Metro land wsc planning goals and objectives, Metro regional framework plan.
d to Metro planning goals and objectives or d: 10 the Metro regional framework plan comply with the goals. La Coos

County’s case the commission refers to the Land Conservation and Development Commission.

AM-21-001/RZ21-001/ACU-21-024
28



not altered. Changes to the comprehensive plan and implementing ordinance have been done to ensure
that any required statutory or rules requirements have been complied with, However, sometimes it is
necessary for property owners or applicants to make a request to have certain properties or situations such
as text amendments considered to refiect a current ¢condition or conditions. These applications are
reviewed on a case by case basis with the Board of Commissioners making a final determination. This
type application and process is way to ensure that process is available to ensure changing needs are
considered and met. The process for plan amendments and rezones are set out in CCZLDO Article 5.1.

Exception means a comprehensive plan provision, including an amendment to an acknowledged
comprehensive plan, that; {a) Is applicable to specific properties or situations and does not establish a
planning or zoning policy of general applicability; (b} Does not comply with some or all goal
requirements applicable to the subject properties or situations; and (c) Complies with standards for an
exception. :

NOTE: This information outlines standards at QAR 660-004-0025, 660-004-0028 and 660-04-0022 for
goal exceptions, but is NOT to be considered a substitute for speeific Ianguage of the OARs. Consult the
specific Oregon Administrative Rule for the detailed legal requirements. .

A local goveminent may adopt an exception to a goal when one of the following exception process is
justified:

(2) The land subject to the exception is “physically developed™ to the extent that it is no longer
available for uses allowed by the applicable goal; :

(b) ‘The land subject to the exception is “imrevocably committed” to uses niot allowed by the
applicable goal because existing adjacent uses and other relevant factors make uses allowed by
the applicable goal impracticable; or

(c) A “reasons exception” addressing the following standards is met: .

(1) Reasons justify why the state policy emibodied in the applicable goals should not apply;

(2) Areas which do not require a new exception cannot reasonably accommodate the use;

(3) The long-term environmental, economic, social and energy consequences resulting from
the use of the proposed site with measures designed to reduce adverse impacts are not
significantly more adverse than would typically result from the same proposal being
located in areas requiring a geal exception other than the proposed site; and

{4) The proposed uses are compatible with other adjacent uses or will be so rendered through
measures designed to reduce adverse impacts. Compatible, as used in subparagraph (4) is
not intended as an absolute term meaning no interference or adverse impacts of any type
with adjacent uses. A local government approving or denying a proposed exception shall
set forth findings of fact and a statement of reasons which demonstrate that the

Compatible, as used in subparagraph (4) is not intended as an absolute term meaning no interference or
advetse impacts of any type with adjacent uses. A local government approving or denying a proposed
exception shall set forth findings of fact and a statement of reasons which demonstrate that the standards

for an exception have or have not been met.
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V. 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 each
of the Ordinance criteria on a point-by-point basis in otder 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 incamplete application will postpone the decision, or may result in denial of the
'Tequest. Please mark the items below to ensure your submittal is complete.

Application Check List: Please make off all steps as you complete them. g
A. [AA written statement of intent, attached to this application, with necessary suppotting .
evidence which fully and factually describes the following:

1. lAA 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 muist address each of the Ordinance
criteria on a point-by-point basis in order for this application to be deemed complete.

2. |AA description of the property in question, including, but not limited to the following:

size, vegetation, crops grown, access, existing buildings, topography, etc.
3 %ﬁ complete description of the request, including any new structures proposed.
4, If applicable, documentation from sewer and water district showing availability for
connection. ‘ ‘
B. [7A plot plan (map) of the property. Please indicate the following on your plot plan:
Lacation of all existing and proposed buildings and structures .
. IBxisting County Road, public right-of-way or other means of legal access
ocation of any existing septic systems and designated repair areas
Limits of 100-year floodplain elevation (if applicable) '
. Vegetation on the property
%/L-ocation of any outstanding physical features
. Location and description (paved, gravel, etc.) of vehicular access to the
dwellinglocation ' : '
C. /1A copy of the current deed, including the legal description, of the subject property. Copies
. may be obtained at the Coos County Clerk's Office. :

NO M AWN -

1 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 ofthe Planning Director’s decision on
this land use action. I understand that the signature onthis application authorizes representatives
of the Coos County Planning Department to enter upon the subject property to gather information

pertinent to thisrequest, If the application is signed by an agent, the owner's written authorization
must beattached.

If this application is refereed directly to a hearings officer or hearings bedy I understand that I am
obligated to pay the additicnal fees incurred as part of the conditions of approval. T understand
that 1/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,

Day A BRT 00

Applicant(s) Signature Date
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Coos County Land Use Permit Application

eRCL I
@ SUBMIT TO COOS COUNTY PLANNING DEPT. AT 225 N. ADAMS STREET OR MAIL TO:
by ) COOS COUNTY PLANNING 250 N, BAXTER, COQUILLE OR 97423, EMAIL
*J&%M_\‘;é‘; ‘ PLANNING o CO,CONS.ORUS PHONE! $41-396-7770
T

| FILE NUMBER: fA(‘,O/“Q/"O& Lf
Receipt # QQ fg i L{ Received hy: _ M é

This applicatibn shall be filled out clectronically, Tt you need assistance please contact staff.

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

Date Received:

=

L AT,

AND INFORMATION '

o S et 4 1 G B . S8 2 o

L

A. Land Owner(s) Gary & Teresa Pullen
.Mailing address: D:0. Box 769, Bandon, OR 97411

Phone: 541-404-3890 Email:  pcificthreads@yahoo.com

Township: Range: 2Slc:cticm: %Secticn: 11(16 Section: Tax lots;

288 14W 300
Select Select Select Select Select
Tax Account Number(s); 968400 Zone: Select Zone Exclusive Farm Use (EFU) J

Tax Account Number{s} Please Select

B. Applicant(s) Same as Land Owners
Mailing address:
Phone:

C. Consultant or Agent; _Troy Rambo

Mailing Address p.0. Box 808, North Bend, OR 67456

Phone #: 5417518300 Email: mandrllc@frontier.com

Type of Application Requested

Comp Plan Amendmeat Administrative Conditional Use Review - ACU Land Division - P, SUB or PUD
Text Amendment [ Hearings Body Conditional Use Review - HBCU || Family/Medicat Hardship Dwelling
Map - Rezone | Variance - V Home Occupation/Cottage Industry
Special Districts and Services
Water Service Type:JOn-Sile (Well or Spring) Sewage Disposal Type: [On-Site Septic
School District:[Bandon Fire District:[2andon RFPD

Please include the supplement application with request. If you need assistance with the application or
supplemental application please contact staff. Staff is not able to provide legal advice. If you need help

with findings please contact a land use attorney or contultant.
Any property information may be obtained from a tax statement or can be found on the County Assessor’s

webpage at the following links;_Map Information Or Account Information
Coos County Land Use Apgplciation - 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 each of the Ordinance critetia 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. o

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

JZ/; 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.

2. JAA description of the propetty in question, including, but not limited to the following:
size, vegetation, crops grown, access, existing buildings, topography, ete.
3 ,Zf’ complete description of the request, including any new structures proposed.
4, f applicable, documentation from sewer and water district showing availability for
connection. ]
1L JZ/A lot plan {map) of the property. Please indicate the following on your plot plan:
1. %focation of all existing and proposed buildings and structures
2. Existing County Road, public right-of-way or other means of legal access
3. PLocation of any existing septic systems and designated repair arcas
4, %iimits of 100-year floodplain elevation (if applicable)
5. ¥]Vegetation on the property ' .
6. %ﬂcation of any outstanding physical features
7. Location and description (paved, gravel, etc.) of vehicular access to the dwelling
ocation
I, A copy of the current deed, including the legal description, of the subject property.
Copies may be obtained at the Coos County Clerk's Office.

T certify that this application and its related documents are accurate to the best of my knowledge. 1
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 the application is signed by an agent, the owner's written authorization
must be attached. . ‘

I this application is refereed directly to a hearings officer or hearings body T understand that I am
obligated to pay the additional fees incurred as part of the conditions of approval. ] 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 violatjan of such
conditions may result it a revocation of this permit.

Doty b [l 5272 ‘ {
Gary Whillen 3ps5fa1 femeabRillen  3psle

Coos éou nty Land Use Applciation - Page 2
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1 TTTACCESS INFORMATIC

P wy. ;enguasu;é,!s 33w Jinder i : 1§23
The C005 County Road Department will be reviewing your proposal for safe access drweway, road, and parkmg
standards. There is a fee for this service. If you have questions about these services please contact the Road
Department at 541-396-7660.

Property Address: 55732 Prosper Junction Road

Type of Access: County Road . Name of Access: Prosper Junction road

Is this property in the Urban Growth Boundary? No
Is a new road created as part of this request? No

Required parking spaces are based on the use of the property. If this is for a residential use two spaces
are required. Any other use will require a separate parking plan submitted that is required to have the
following items:

» Cument utilities and proposed utilities;

* Roadmaster may require drawings and specs from the Oregon Standards Specification Manual (OS3C)

(current edition).

» The location and design of bicycle and pedestrian facilities shall be indicated on the site plan if  this is

a parking plan;

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

¢ 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;

»  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;

» Distances to ncighboring constructed access points; median openings (where applicable), traffic

signals (where applicable), intersections, and other transportation features on both sides of the  property;

e Number and direction of lanes fo be constructed on the road plus striping plans;

» All planned transportation features (such as sidewalks, bikeways, auxiliary lancs, signals,etc);  and

o Parking and internal circulation plans including walkways and bikeways, in UGB’s and UUC’s,

Additional requirements that may apply depending on size of propoesed development.
a. Traffic Study completed by a registered traffic engineer.
b. Access Analysis completed by a registered traffic engineer
¢. Sight Distance Certification from a registered traffic engineer.

Regulations regarding roads, driveways, access and parking standards can be found in Coos County
Zoning and Land Development Ordinance {CCZLDO) Article 7.

By signing the application 1 am authorizing Coos County Roadmaster or his designee to enter the
property to determine compliance with Access, Parking, driveway and Road Standards. I understand
that I shall contact the Road Department to let them know when the improvements are ready to be
inspected or Bonded. Contact by phone at 541-396-7600

Coos Countyr Road Department Use Only
Roadmaster or designee:
[Driveway [ Parking [ Access [JBonded Dare: Receipt #

File Number: DR-20-

TG0s County Land Usa Applcialion - Page 3
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| Written Statentent Index

Section 1: Rezone APPHCAHOIL.wimiiisnisistisietrenriarsarsseessasesssssses essatasssssssssesarorsssesssssnsaess 2
Hearings Body Conditional Use Permit for Existing Dwelling on Subject Property
(HBCU-94-02) ...ttt sesinesse sisssess s sesasaons seseesssssens sus st ssessnssmnse ansamsmsssarase 2
ORS 660-006-0057 Rezoning Land to an Agriculture/Forest Zone.........covueeeeeereecerenennes p3
Oregon’s Statewide Planning Goals & GUidelines......o.coveereericeniccn s i crsvrreesenas 3

Goal 3: Agricultural Land .......o.ocooieeinecer et ssererssssassss s e sessasnsssaen 3
Goal 4: FOTest Lands .o inonmimimiiisisssieine i ssssssa s ssssssssssssass 3
Coos County Comprehensive PIA. ......coicimiiererce et e s s e aeeans 3
Coos County Cuﬁlprehcnsive Plan Volume 1, Part 2, Section 3.2 Forest Lands ........... 3
Coos County Comprehensive Plan Volume 1, Part 1, Section 5.4 Forest Lands ........... 4
CCZLDO Article 5.1 Plan Amendments and REZONES .......coccvvirisvrmisiusssrserssssrsessssesraenss 5
CCZLDO Section 5.1.225 Decisions of the Hearings Body for a Rezone..................... 5

Section 2: Template DWelling APPLICAHON .cvueveeeeriri it e reesces e eeassrsessmessssetanssrssesressesesserass 7

| Exhibits ]

1. Plot Plan '

2. Bargain and Sale Deed (2000-3841) & Property Line Adjustment Deed (2020-008365)
3. Coos County Planning Post-Preapplication Meeting Report

4. Natural Resource Conservation Service (NRCS) Soil Survey Map

5. Water Well Report

| Overview

The applicant is proposing to (1) re-zone their parcel from EFU to Forest Mixed Use and
(2) permit a forest template dwelling on Subject Property, This report is separated into two
sections. The first addresses the criteria for the re-zone and the sccond addresses the
criteria for the template dwelling.

Pullen Rezone & Template Dwelling Applications Narrative 1/15
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SECTION 1: REZONE APPLICATION

Hearings Body Conditional Use Permit for Existing Dwelling on Subject Property (HBCU-94-
02) -

The existing dwelling on Subject Property was originally permitted via HBCU-94-02 as an
additional (third) farm dwelling in conjunction with an existing commercial farm use. That
permit carried the conditions that:

2) The approval of this application is in confunction with the existing farm enterprise

located on the subject parcels identified as Tax Lot #300 in Section 21CA, Tax Lots

#2200, 2300, 2400, in Section 21, and Tax Lot #1000 in Section 204, all located in

Township 28 Range 14. Therefore, the applicants agree that as a condition of approval,

the above menticned parcels shall be combined for the purpose of planning, considered
" as one tract, and shall be conveyed together.

3) This permit shall run with the land and may be transferred to a new landowner when
the property is conveyed. However, the “seller” or “grantor™ by acting upon this permit
agrees 1o notify the “buyer,” or “grantee” of the terms and conditions of the permit,
especially advising any new owner that this permit authorizes a Sarm dwelling in
implementing a specific management plan.

The applicant’s proposal to re-zone Subject Property from farm to forest, and re-permit the
existing dwelling frem farm-help to forest-template — would effectively remove Subject Property
from the 1994 tract of commercial farmland.

The findings in this report address Subject Property’s suitability for Forest use, and the existing
dwelling’s conformity with the standards for a Forest template dwelling, The conditions of
approval which applied to Subject Property’s former farm use are not applicable to its proposed
use. : :

Moreover, it should be noted that the proposed Férest zoning will not allow for greater
parcellation or urbanization of Subject Property — the underlying goal of the farm and forest

Zzones.

The applicant understands that it is their requirement to notify any future buyer or grantee of
Subject Property of any conditions attached to the property (including those attached to Forest
template dwellings).

| ORS 660-006-0057 Rezoning Land to an Agriculture/Forest Zone J

Any rezoning ov plan map amendment of lands from an acknowledged zone or plan
designation to an agriculture/forest zone requires d demonstration that each areq being
rezoned or replanned contains such a mixture of agriculture and forest uses that neither
Goal 3 nor 4 can be applied alone.

Pullen Rezone & Template Dwelling Applications Narrative 2/1s8
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| Qregon’s Statewide Planning Goals & Guidelines

al 3 Agricultural Land

Agricultural Land -- in western Oregon is land of predominantly Class 1, II, HI and IV
soils and in eastern Oregon is land of predominantly Class I, I, III, IV, V and VI soils as
identified in the Soil Capabilitv Classification System of the United States Soil
Conservation Service, and other lands which are suitable for farm use taking into
consideration soil fertility, suitability for grazing, climatic conditions, existing and future
availability of water for farm irvigation purposes, existing land-use patterns,
technological and energy inputs required, or accepted farming practices. Lands in other
classes which are necessary to permit farm practices to be undertaken on adjacent or
nearby lands, shall be included as agricultiral land in any event. [...] Agricultural land
does not include land within acknowledged wrban growth boundaries or land within
acknowledged exceptions to Goals 3 or 4. ' '

] 4: Fores 0

Forest lands are those lands acknowledged as forest lands as of the date of adoption of
this goal amendment. Where a plan is not acknowledged or a plan amendment involving

- Jorest lands is proposed, forest land shall include lands which are suitable for
commercial forest uses including adjacent or nearby lands which are necessary to permit

Jorest operations or practices and other forested lands that maintain soil, air, water and
Jish and wildiife resources.

Subject Property has been used for both farm and forest use: the dwelling formerly supported the
cranberry farm use on adjacent parcels, and the remainder of the property is forested.

The soils on Subject Property are suitable for either farm or forest use; 61 A% soil type 8C
(Bullards sandy loam), 9.4% soil type 1C (Bandon sandy loam) and 28.5% soil type 5A-
(Blacklock fine sandy loam).! The slopes on Subject Property are less than 12%.

As such, neither Goal 3 nor 4 can be applied alone.

| Coos County Comprehensive Plan

Coos County Comprehensive Plan Volume. 1, Part 2, Section 3.2 Forest Lands describes the
standards / traits of the mixed-use overlay of the Forest zone.

§ 3.2 Forest Lands > §, Implementation Strategies > 5.1 Proposed Forest Zone
[..] i

! See Exhibit X Natural Resource Conservation Service (NRCS) soil survey map.
Based on the 100 year site curve, the mean index for: :

Dauglas fir on the Bullards sandy loam, is 132 and has a growth rate of 133 cu. ft./ac fyr. which is a class 11 soil.
Douglas fir on the Bandon sandy Toam is 137 and has a growth rate of 140 cu. ft/ac./yr. which is a class 11 soil.
Shore pine on the Blacklock sandy loam is 90 and has a growth rate of 79 cu. R./ac./yr. which Is a class TV soil.

Pullen Rezone & Template Dwelling Applications Narrative ‘ 3/15
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(it} “Mixed Farm-Forest Aren". These areas include land which is currently or
potentially in farm- forest use. Typically such lands are those with soil, aspect,
topographic features and present ground cover that are best suited to a combination of
Sorest and grazing uses. The areas generally occupy land on the periphery of large
corporate and agency holdings and tend to forin a buffer between more remote uplands
and populated valleys. In addition, these "mixed use" areas contain ownerships of
smaller size than in prime forest areas. Some are genevally marginal in terms of forest
productivity, such as areas close to the ocean.

[
Criteria used to designate these areas are as follows:

1. Mixed-use areas are those with soil, aspect, topographic features and present ground .
cover that are best suited to a combination of forest and agriculture uses.

2. Mixed-use areas are those areas generally managed to maintain enough upland
acreage to sustain livestock during the winter months due to flooding of lowland areas.

3. Mixed-use areas are those areas predominantly co-managed for both farm and forest
uses.

- The applicant proposes to re-zone Subject Property to Forest Mixed Use. Subject Property meets

~ the criteria for mixed-use areas. As described above, Subject Property has predominantly been
co-managed for both farm and forest uses, and the soils and topographic features (slopes less
than 12%) are suited to a combination of forest and agriculture uses.

1 'Coos County Comprehensive Plan

Coos County Comprehensive Plan Volume 1, Part 1, Section 5.4 Forest Lands prowdes
standards for re-zones fromn farm to forest and vice versa.

5, Forest ds > n Implem tion St

{-]

8. Coos County shall consider, and approve where appropriately ju&tiﬁed, changes from
forestry to agriculture zoning districts, and vice versa, upon findings which establish:

i. That the proposed rezone would be at least as effective at conserving the resource as
the existing zone;

The Forest zone will be at least as effective at conserving Subject Property for resource use as
the EFU zone. As noted above, the Forest zone will preclude further parcellation or urbanization
of Subject Property (as will the EFU zone). And although the proposal wilt have the effect of
permitting the conveyance of Subject Property separately from the adjacent parcels — it will not
reduce or permit to be reduced the resource use of Subject Property.

if, That the proposed rezone would not create a non-conforming use;
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The proposed rezone would not create a non-conforming use; the applicant’s proposal to permit

the existing dwelling on Subject Property as a Forest template dwelling is Section 2 of this
- report.

iti. That the applicant for the proposed rezone has certified the he/she understands that
the rezone, if granted, could have significant tax consequences;

The applicant understands that the rezone, if granted, could have significant tax consequences.

Furthermore, Coos County shall, upon finding to approve the rezone under
consideration, amend the “Agricultural Land” or “Forest Land"” Comprehensive Plan
Map designation so as to correspond to the new zone, as approved.

Implementation of this policy shall include conducting a "rezone public hearing.”

iv. This strategy recognizes:

a) That agriculture and foresiry are closely related in Coos County because the land

resource base is capable of and suitable for supporting both agricultural and forest use
and activities;

b) That this simplified plan revision process for agriculture and forest plan designations
is necessary 1o help support the existing commercial agricultural and forest enterprises
because it enables individual management decisions to be made in a timely manner as a
response to changing market conditions.

The re-zone public hearing policy applies well to the applicant’s proposal, which stems from a

change in market conditions which rendered Subject Property ancillary to the adjacent former
cranberry farm operation. : :

| CCZLDO Article 5.1 Plan Amendments and Rezones

The proposed rezone meets the criteria set forth in the Coos County Zoning and
Land Development Ordinance as follows:

CCZLDQ Section 5.1.225 Decisions of the Hearings Bady for a Rezone
The Hearings Body shall, after a public hearing on any rezone application, either:

1. Recommend the Board of Commissioners approve the rezoning, only if on the basis of

the initiation or application, investigation and evidence submitted, all the following
criteria are found to exist:

a. The rezoning will conform with the Comprehensive Plan or Section 5.1.215; and

2 § 5.1.215 Zoning for Appropriate Non-farm Use: Consistent with ORS 215.215(2) and 215.243, Coos County may
zone for the appropriate non-farm use one or more Jots or parcels in the interior of a exclusive farm use zone if the

lots or parcels were physically developed for the non-farm use prior to the establishment of the exclusive farm use
zong. .
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The proposed rezone complies with the Comprehensive Plan, as evidenced in the Comprehensive
Plan section of this report, :

Section 5.1.215 of the CCZLDO does not apply, because Subject Property is not located in the
interior of an exclusive farm use zone, It is on the border of the EFU and Rural Residential 2
zone.’

b. The rezoning will not seriously interfere with permitted uses on other nearby parcels;
and

The rezone will not interfere with permitted uses on other nearby parcels; it is consistent with the
permitted uses on nearby parcels (residential, forest, and farm).

¢. The rezoning will comply with other policies and ordinances as may be adopted by the
Board of Commissioners. ’

&1
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SECTION 2. TEMPLATE DWELLING APPLICATION

Forest Template Dwelling Supplemental Application:
Coos County Zoning and Land Development Ordinance (CCZLDO)

SECTION 4.6,100 FOREST AND FOREST MIXED USE — USE TABLES Tzble 1 identifies the uses
and activities in the Forest (F) and Forest/Mixed Use (FMU) zone. The tables describe the use, type of
review, applicable review standards. Development shall also comply with Section 4.6.140 Development
and Siting Standards. All dwellings and structures are subject to the siting standards found in Section
4.6.130. Exceptions to minimum lot and parcel sizes for the purpose of land division may apply as set out
in Section 4.6.145 Land Division for Open Space and Special Assessment, and Section 4.6.145
Exceptions to Minimum Parcel Size. Praperties that are located in a Special Development Consideration
and/or overlays shall comply with the applicable review process identified by that Special Development
Consideration and/or overlay located in Article 4.11.

If a use specifically states Forest Mixed Use anly it is not permitied in the Forest Zone, If land is in a zone

that allows both farm and forest uses, a dwelling may be sited based on the predominate use of the tract
on January 1, 1993,

SECTION 4.6.110 (OAR 660-006-0025) Uses Authorized in Forest Zones (1) Goal 4 requires that forest
land be conserved. Forest lands are conserved by adopting and applying comprehensive plan provisions
and zoning regulations consistent with the goals and this rule. In addition to forest practices and
operations and uses auxiliary to forest practices, as set forth in ORS $27.722, the Commission has
determined that five general types of uscs, as set forth in the geal, may be allowed in the forest
environment, subject to the standards in the goal and in this rule. These general types of uses are: (a) Uses
related to and in support of forest operations; (b) Uses to conserve soil, air arxl water quality and to
provide for fish and wildlife resources, agriculture and recreational opportunities appropriate in a forest
environment; (¢) Locationally dependent uses, such as communication towers, mineral and aggregate

resources, ete.; (d) Dwellings authorized by ORS 215.705 to 215.755; and (&) Other dwellings under
prescribed conditions.

FPHE: e R i o
ive forestland dwellings ORS

(%)(B) DWELLING ON FOREST AND FOREST MIXED USE ZONES - ]

(ID) Template Dwelting - 215.750 Alternative forestiand dwellings; criteria.

(1} * Inwestern Oregon, a governing body of a county or its designate may allow the establishment of a
single-family dwelling on a lot or parcel located within a forest zone if the lot or parcel is
predominantly composed of soils that are:

(a}  Capable of producing 0 to 49 cubic feet per acre per year of wood fiber ift

(A) All or part of at least three other lots or parcels that existed on January 1, 1993, are within
a 160-acre square centered on the center of the subject tract; and
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(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels continue to
exist on the other lots or parcels;

Capable of producing 50 to 85 cubic feet per acre per year of wood fiber if:

(A) All or part of at least seven other lots or parcels that existed on January 1, 1993, are within
a 160-acre square centered on the center of the subject tract; and

(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels; or

Capable of producing more than 85 cubic feet per acte per year of wood fiber if:

(A) All or part of at least 11 other lots or parcels that existed on January 1, 1993, are within a
160-acre square centered on the center of the subject tract; and

(B) At least three dwellings existed on January 1, 1993, on the other lots or parcels.

Lots or parcels within urban growth boundaries shall not be used to satisfy the eligibility
requirements under subsection (1) or (2} of this section.

A proposed dwelling under this section is not allowed:

If it is prohibited by or will not comply with the requirements of an acknowledged
comprehensive plan and acknowledged land use regulations or other provisions of law.
Unless it complies with the requirements of ORS 215.730.

Unless no dwellings are allowed on other lots or parcels that make up the tract and deed
restrictions established under ORS 215,740 (3) for the other lots or parcels that make up the
tract are met, :

If the tract on which the dwelling will be sited includes a dwelling.

Except as described in subsection (6) of this section, if the tract under subsection (1) or {2) of this
section abuts a road that existed on Janvary 1, 1993, the measurement may be made by crealing a
160-acre rectangle that is one mile long and one-fourth mile wide centered on the center of the
subject tract and that is to the maximum cxtent possible, aligned with the road.

(8) If a tract 60 acres or larger described under subsection (1) or (2) of this section abuts a road or
perennial stream, the measurement shall be made in accordance with subsection (3) of this section.
However, one of the three required dwellings shall be on the same side of the road or stream as the

tract and:

(A) Be located within a 160-acre rectangle that is one mile long and one-fourth mile wide
centered on the center of the subject tract and that is, to the maximum extent possible,
aligned with the read or stream; or .

(B) Be within one-quarter mile from the edge of the subject tract but not outside the length of
the 160-acre rectangle, and on the same side of the road or stream as the tract.

(b) If & road crosses the tract on which the dwelling will be Iocatea, at least one of the three required

dwellings shall be on the same side of the road as the proposed dwelling.

Notwithstanding subsection (4)(a) of this section, if the acknowledged comprehensive plan and

land use regulations of & county require that a dwelling be located in a 160-acr¢ square or rectangle

described in subsection (1, (2), (5) or (6) of this section, a dwelling is in the 160-acre square or
rectangle if any part of the dwelling is in the 160-acre square or rectangle. [1993 ¢.792
84(6),(7),(8); 1999 ¢.59 §58; 2005 ¢.289 §1] ‘
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Response to SECTION 4.6.110(9}(BXID

The NRCS Soil Survey (on file) shows the property is capable of producing more than 85
cubic feet per acre per year of wood fiber and is required to mect Section
4.6.110(9)(B)(I1)(1)(c).

There are no parcels located within the Urban Growth Boundary.

The subject property does have a dwelling and shop/garage and there are no deed or
comprehensive plan restrictions that would prohibit siting a dwelling as long as it complies
with the Forest Template Dwelling criteria. The tract in this case is of tax lot 300 in
Tewnship 288 Range 14W Section 21CA and consist of 8.43 acres.

The template was configured bascd on the criteria. The template used is a 160-acre
rectangle. The centered on the center of the subject tract and meets or exceeds the required
11 units of land required and within those propertics there are a minimum of three
dwellings sited on or hefore January 1, 1993. There are a minimum of 70 parcels within the
160 acre rectangle ranging from 0.38 acres to 30.00 acres of which are zoned F, EFU, C-1
and RR-2. There are multiple parcels (10+) that have pre— 1993 dwellings. By allowing the

siting of a dwelling on this site, the parcel would conform to what already exists within the
area.

9C) ADDITIONAL CRITERIA FOR ALL DWELLINGS ALLOWED IN THE FOREST AND
FOREST MIXED USE ZONES.
(1} Alocal government shall require as a condition of approval of a single-family dwelling allowed on

(2)

®

lands zened forestland:

If the lot or parcel is mote than 10 acres in western Oregon as defined in ORS 321.257, the
property owner sehmits a stocking survey report to the assessor and the assessor verifies that
the minimum stocking requirements adopted under ORS 527.610 to 527.770 have been meot.
the dwelling mects the following requirements:

(A) The dwelling has a fite retardant roof.

(B) The dwelling is not be sited on a slope of greater than 40 percent,

(C) Evidence is provided that the domestic water supply is from a source authorized by the
Water Resources Department and not from a Class IT stream as designated by the State
Board of Forestry.

(D) The dwelling is located upon a parcel within a fire protection district or is provided with
residential fire protection by contract.

(E} If the dwelling is not within a fire protection district, the applicant provides evidence that
the applicant has asked to be included in the nearest such district.

(F) If the dwelling has a chimney or chimneys, each chimney has a spark arrester.

(G) The owner provides and maintains primary fucl-free break and sccondary break areas on
land surrounding the dwelling that is owned or controlled by the owner.

Response to SECTION 4.6.110((C)(1)

The property is less 10 acres therefore a stocking survey not is required. The portion of the
subject property not already developed is fully stocked.
The dwelling has a fire-retardant roof.
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= The property has gentle slopes of less than 12%. The existing home site is relatively flat.

e The property is located within the Bandon Rural Fir¢ Protection District.

e The water source for this property is from a well that has been registered with the State of
Oregon — see attached water Well Report, Under ORS 537.545 (b) & (d) - no permit is
required.

¢ The existing dwelling has a chimney with a spark arrestor.

s The owner will provide and maintains primary fuel-free break and secondary break areas
on land surrounding the dwelling that is owned or controlled by the owner consist with the
requirements of Scction 4.6.140.9 and 4.6.140.10.

(@)  {2)1fa governing body determines that meeting the requirement of subsection (1)(b)(D) of this
section would be impracticable, the governing body may provide an alternative means for
protecting the dwelling from fire hazards, The means selected may include a fire sprinkling
system, on-site equipment and water storage or other methods that are reasonable, given the site
conditions. The applicant shall request and pravide alternatives to be considered.

(b) If a water supply is tequired under this subsection, it shall be a swimming pool, pond, lake or
similar body of water that at all times contains at least 4,000 gallons or a stream that has a
minimum flow of at least one cubic foot per second. Road access shall be provided to within 15
feet of the water’s edge for fire-fighting pumping units, and the road access shall accommodate a
turnaround for fire-fighting equipment. [1993 ¢.792 §5; 1995 c.812 §6; 1997 ¢.293 §1; 2003 c.621
§103]

Response to SECTION 4.6.110(N(CX(2) PR

» The property is within a fire district and there is no need for alternative fire protections.
« . There is no need for an additional water supply.

SECTION 4.6.130 ADDITIONAL CRITERIA FOR ALL NEW AND REPLACEMENT
DWELLINGS AND STRUCTURES IN FOREST

The following siting criteria or their equivalent shall apply te all new dwellings and structures in forest
and agriculture/forest zones. These criteria are designed to make such uses compatible with forest
operations and agriculture, to minimize wildfire hazards and risks and to conserve values found on forest
lands. A governing body shall consider the criteria in this rule together with the requirements OAR 660-
0060-0035 to identify the building site:

%)) Dwellings and structures shall be sited on the parcel so that:

{2} They have the least impact on nearby™! or adjoining forest or agricultural lands;
. (b} The siting ensures that adverse impacts on forest operations and accepted farminy practices on the
tract will be minimized;
(¢} The amount of forest lands used to site access roads, service corridors, the dwelling and structures -
is minimized; and
(d) The risks associated with wildfire are minimized.
(2} Siting criteria satisfying section (1) of this section may include setbacks from adjoining properties,

clustering near or among existing structures, siting close to existing roads and siting on that portion
of the parcel least suited for growing trees.
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(b}
(©)

)

(5)
(a)

(b)
©

@

(e)

The applicant shall provide evidence to the poverning body that the domestic water supply is from a
source authorized in accordance with the Water Resources Department's administrative rules for the
appropriation of ground water or surface water and not from a Class II stream as defined in the
Forest Practices rules (QAR chapter 629). For purposes of this section, evidence of a domestic -
water supply means;
Verification from a water purveyor that the use described in the application will be served by the
purveyor under the purveyor's rights to appropriate water;
A water use permit issued by the Water Resources Department for the use described in the
application; or
Verification from the Water Resources Department that a water use permit is not required for the
use described in the application. If the proposed water supply is from a well and is exempt from
permiting requirements under ORS 537.545, the applicant shall submit the well constructor's
report to the county upon completion of the well.

As a condition of approval, if road access to the dwelling is by a road owned and maintained bya
private party or by the Oregon Department of Forestry, the U.S. Bureau of Land Management, or
the U.S. Forest Service, then the applicant shall provide proof of & long-term road access use permit

or agreement. The road use permit may require the applicant to agree to accept responsibility for
road maintenance,

Approval of a dwelling shall be subject to the following requirements:
Approval of a dwelling requires the owner of the tract to plant a sufficient number of trees on the
tract to demonstrate that the tract is reasonably expected to meet Department of Forestry stocking
requirements at the time specified in department of Forestry administrative rules;
The plarming department shall notify the county assessor of the above condition at the time the
dwelling is approved;
If the lot or parcel is more than 10 acres in western Oregon or more than 30 acres in castern
Oregon, the property owner shall submit a stocking survey report to the county assessor and the
assessor will verify that the minimum stocking requirements have been met by the time required
by Department of Forestry rules;
Upon notification by the assessor the Department of Forestry will determine whether the tract
meets minimum stocking requirements of the Forest Practices Act. If that department determines
that the tract docs not mest those requirements, that department will notify the owner and the
assessor that the land is not being managed as forest land. The assessor will then remove the forest
land designation pursuant to ORS 321.359 and impose the additional tax; and
The county governing body or its designate shall require as a condition of approval of a single- -
family dwelling under ORS 215.213, 215,383 or 215,284 or otherwise in a farm or forest zone,
that the landowner for the dwelling sign and record in the deed records for the county a doctument
binding the landowner, and the landowner's successors in interest, prohibiting them from pursuing
a claim for relief or cause of action alleging injury from farming or forest practices for which no
action or claim is allowed under ORS 30.936 or 30.937.

Response to SECTION 4.6.130

The property has an existing home site. The home site is Tocated in the Western portion of
the subject property. The site is cleared to the extent to meet the required fire break and
road setbacks. The existing site will not impact the nearby or adjoining forest or
agricultural lands. Utilizing the existing site ensures that adverse impacts on forest
operations and accepted farming practices on the traet will be minimized. The fuel free
setbacks will ensure risks associated with wildfire are minimized.
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s The applicant acknowledges and will provide evidence to the governing body that the
domestic water supply is from a source anthorized in accordance with the Water Resources
Department's administrative rules. See the attached Water Well Report. Under ORS
537.545 (b) & (d) - no permit is required to take water for single or group purposes in the
amount not to exceed 15,000 gallons per day.

» The access is a privatc driveway off of Prosper Junction County Road. Prosper Junction
Courty Road is a County maintained road.

e The subject property will meet the minimum stocking requirements.

[ SECTION 4.6.140 DEVELOPMENT AND SITING CRITERIA:

This section contain all of the development standards for uses (unless otherwise accepted out by a use
review) and all of the siting standards for development.

1. Minimum Lot Size for the creation of new parcels shall be at least 80 acres. Minimum lot size will
not affect approval for development unless specified in use. 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.

2. Setbacks: All buildings or structures with the exception of fences shall be set back 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.

3. Fences, Hedges and Walls:  No requirement, except for vision clearance provisions in Section
7.1.525,

4, Off-Street Parking and Loading: See Chapter VIL.

5. Minimizing Impacts: In order to minimize the impact of dwellings in forest lands, all applicants
requesting a single family dwelling shall acknowledge and file in the deed record of Coos County, a
Forest Management Covenant. The Forest Management Covenant shall be filed prior to any final
County approval for a single family dwelling.

6. Riparian Vegetation Protection, Riparian vegetation 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:

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.

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;

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

d, Riparian vegelation 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;

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

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

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”.

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

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 matk.

7. All new dwellings and permanent structures and replacement dwellings and structures shall, ata
minimum, meet the following standards. The dwelling shall be located within a fire protection district
or shall be provided with residential 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. If the applicant is outside the rural fire protection district, the
applicant shall provide evidence that they have contacted the Coos Forest Protective Association of
the proposed development -

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

a:

b.

The means selected may include a fire sprinkling system, onsite equipment and water storage
or other methods that are reasonable, given the site conditions;

If a 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 or a stream that has a
continuous year round flow of at least one cubic foot per second;

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

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

9. 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.

If another 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 trnaround of
firefighting equipment during the fire season. Permanent signs shall be posted along the
access route to indicate the location of the emergency water source.

10, Firebreak:

a.

This firebreak will be a primary safety zone aronnd 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
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remove dead and low (less than & Teet from the ground) branches. Accumulated needles,
limbs and other dead vegetation shouid be removed from beneath trees.

b. Sufficient garden hose to reach the perimeter of the primary safety zone shall be available at
all times.

c. The owners of the dwelling shall maintain a primary fuel-free break area surrounding all
structurcs and clear and maintain a secondary fuel-free break on land surrcunding all
structizres and clear and maintain a secondary fuel-free break area on land surrounding the
dwelling 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 1 — Minimum Primary Safety Zone

1.

12.

13.
14.

15.

17.

Slope Feet of Primary Safety Feet of Additional Primary
Zone - Safety Zone Down Slope

0% 30 0

10% 30 : 50

20% 30 75

25% 30 100

40% 30 150

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.

If a water supply excceding 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).

The dwelling shall not be sited on a slope of greater than 40 percent.

If the dwelling has a chimney or chimneys, each chimney shall have a spark arrester.

The dwelling shall be located upen a parcel within a fire protection district or shall be provided with
residential 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.

. 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.

Access to new dwellings shall meet road and driveway standards in Chapter VIL.

Response to SECTION 4.6.140

e The property is a legal non-conforming unit of land and no land division is preposed.
e The applicant will exceed the road setback.
s There is no proposed fence at this time.
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A driveway/access/parking permit is already in place.

The applicant has acknowledged and will file in the deed record of Coos County, a Forest

Management Covenant if this application is approved.

s The riparian vegetation - not applicable.

¢ The property is within the Banden Rural Fire Protection District. No additional fire

protection is required. '

® The property owner will 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.
The slope on the proposed home site is between (024 to 5% and does not require additional
primary safefy zone. The applicant will meet the primary setback of 30 feet,
The existing dwelling has fire resistant roofing materials.
There is no water supply exceeding 4,000 gallons.
The existing dwelling is not be sited on a slope of greater than 40 percent.
The existing dwelling does have a chimney with a spark arrester.

® The property is within the Bandon RFPD. The access and driveway meets the minimum
standards of Chapter V1I which meets the requirement to allow emergency vehicles to enter
the property.

Pullen Rezone & Template Dwelling Applications Narrative 15715
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PULLEN PLOT PLAN

LOCATED IN THE N1/2 NEi1/4 OF SECTION 2t

T.28S.. R.14W.. W.M., COOS COUNTY. OREGON

(28S 14W 21CA - 300 - ACCT.# 868400 - 8.43 ACRES Ms/L)

PRCPERTY OWNER'S:

GARY & TERESA PULLEN
P.0. BOX 769
BANDOCN. OR 87411

_ E_XISTING IMPROVEMENTS

NO*I38"E
565.00

GRAVEL DRIVE

SEPTIC
12000
YT R
“NBE 44’36 W
w
o
= o
Zia MARCH 15, 202 &
2l SCALE t* = 100° z
_LEGEND =
. 2 ‘
& ® RECORD CORNER =

7
[ _Exhibit 1 - Site Plan__|

AM-21-001/RZ21-001/ACU-21-024
49



3841 *%

2000

PAGE #: 0001 OF 0001

INST#

REC FEE: $26.00

COOS :COUNTY, OR, TERRI TURI - COUNTY CLERK

04/20/2000 (9:12

BARGAIN AND SALE DEED

KNOW ALL MEN BY THESE PRESENTS, That William ¥, Pullen and Rose:J.
Pullen, Co-Trustees of the William J. Pullen Revocable trust datexd June 21, 1991, and
the Rose 1. Pullen Revocable Trust dated June 21, 1991, hercinafter called grantor, for
consideration hereinafter stated, does hercby grant, bargain, sell and convey unto, Gary
Ww. Pullcn and Teresa L. Pullen, Husband and Wife, hereinafter called graniee, and unto
grantec's heirs;, snccessors and assigns éach a8 to their one-half interest as Tensats in
Commeon, all of that certain real property with the tenements, hereditaments and
appurtenances thereunto belonging or in anywise appertaining, situated in the County of
Coos, State of Oregon, described as follows, to-wit:

o
All that portion of the followmg described property lying West of that cértain county road
known as Prosper Rozd #93, to wit:

The Northwest quarter of the Nartheast quarter of the Southwest quarter, and the North

half of the Southwest quarter of the Northeast quarter of the Southwest quarter, all in

Section 21CA, Township 28 South, Range 14 West of the Willamette Meridian, Coos

County, Oregon. Alsoknown as Tax lot 300 - Spht Cude .

i :

To Have and to Hold the same unto the said gmutee $: lmrs. successors and assigns

forever. ‘The frue actual cons:dmatmn for th:slmnsfcr is '$0 dollars. For Estate Planning,

i :

In Witness Whereof, the granior lms
\ 2000,

This instrument does not allow us¢ of v
of this property in \nolahon of lané SER
use laws and rcgzﬂanons Buyer should -
Check with the Czos County Plzuning” "
Department to determme apprnved uses

STATE OF OREGON ) Hy

) ss.
County of Coos )
On this O day of 30w ( 1 2000, before me, the undersigned, 1 Notary Public

in and for the State of Oregon, personally appeured William J. Pullen and Rose J. Pullen, who are
pqmal!yknmmmeorhavepzowdwmemﬂzebmsofmﬁamweﬁdmce'mbcﬂw
persans who execated the within instrument s Co-Trustees of the William J. Pullen Revocable
Trust and the Rose J. Pullen Revocable Trust.

'WITNESS my hand and official seal.

Signanare: ;‘ 12 %)ﬂ&' i\é :é?) _5_! lan\j—
My Commission Expires: jn _ 25, 2000

Deed and Tax statenients to:

Gary W, and Teresa L. Pullen

P.O. Box 769
Bandon, OR 57411

|___Exhibit 2 - Deeds
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7 Gaas County, Oregon 2020-08365

A

’ . Dabbte Heller, GCE, Coos Caunty Clerk
After recording return to; Gary W. & Terega L. Pulien |
P.O. Box 769 :
Bandon, OR 87414

‘Consideration: $0.00

Until & change is requested; all tax statements are to be sent to the following address:
Gary W. & Teresa L. Pullen : .
P.O.Box769 S .
Bandon, ORBTA1T . ... . e e e e i

PROPERTY LINE ADJUSTMENT DEED

. S
TPR-RS e

Known all men by these presents that The Pullen Family Limited Parinership, Grantor,
corveys to Gary W. Pullen and Teresa L. Pullen, husband and wite, Grantee's, the

. following described property located in the NW1/4 of tha SVI1/4 of Section 21, Township
28 South, Range 14 West of the Willamette Meridlan,’Coos County, Oregon more
particutarly describad as follows; e

ADJUSTED PARCEL : )

* Beglnning at a /8" rebar from which a 5/2" rebar at the SW1/18 corner aof sald Section
21 bears S0°11'39°W a distarice o 651,13 feet; thencs N88°44'33"W a distange of
120.00 foet 10 a 5/8" rebar; thance’NO°11'39"E a distaiica of 565.00 feet to & 5/8° rebar
on the southerly boundary.of Frosper Junction Hoad; thente 586°00°00°E along sald
road boundary a ditance of 12042 feet {0 & point.on the Grantee's Westerty boundary;
thence SO"1139"W adistande of 655.04 feet tqthé*po}nt of beginning. Sald parce!
contains 1,54 écres. T 4 g

ADJUSTED LINE

Beginning at a 5/8° rebar from which & 5/8° rebar af the 8W1/16 comer of sald Section
21 hears S0°11°30°W a distance of 651.13 feét; thenca N89°44'36"W a distance of
120.00 fast to a.5/8" rebar; thence NO*11'38°E a distance of 586.00 feet to a &/8° rebar
on the southery boundary of Prosper Junction Road; thence SB5°00'00°E along said
road boundary 8 distance of 120,42 feet o a point on the Grantee's Westery boundary.
Coos County Assessor's Account No.'s 968500 and 858400,

This as & propenty line adjustment desd. In comptiance with ORS 92.190, the
foliowing Information le fumished: '

1. The names of the parties to this deed are as sat forth above,
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2. The deed wheraby the Grantor acquired title to the proparty o which the -
{ransfarred prepertios are jcﬂnad Is recorded s Instrument No. 96-12-0812, COos
County Deed Records -

3. The deed whereby the Grantee acquired tile fo the propsrty to which the
transferred properties ars joined is recorded as lnstmrnent Neo. 2000-3841, Coos County
Deed Records.

4, UnderORS 82.060(8) and ¢ity ortlinafice a survey and monumentation is raquirad,
See CS#31A242 recorded In the Coos County Surveyor's Office.

. \
BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S'

e - RIGHTS JEANY, UNDER-ORS 185.300, 195,301, 195.305 TO 195:336 AND ™~
SECTIONS & TO 11, CHAPTER 424, OREGON LAW:; 2007, THIS INSTRUMENT
DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATION OF APPLICABLE LAND,USE LAWS AND
REGULATIONS, -BEFORE SIGNING OR ACCEPTING THIS. INSTRUMENT, THE
PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH
THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY
THAT THE UNIT OF LAND BEING TRANSFERRED'IS A LAWFULLY
ESTABLISHED LOT OR PARCEL; AS DEFINEDIN ORS £2.010 OR 215,010, TO
VERIFY APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY
LIMITS ON LAWBUITS AGAINST FARNING OR FOREST PRACTICES AS
DEFINED iN ORS 30.930 AND 'TO.INQUIRE ABOUTTHE RIGHTS OF
NEIGHBORING PROPERTY. OWNERS, IF ANY, UNDER ORS 195.500, 195.301
AND 195.305 TO 105,338 ANDTO SECTIONS 57011, CHAPTER 424,
OREGON LAWS 2007 AND SECTIONS 210 SAMD 17, CHAPTER 8585,
OREGON LAWS 2009 aﬁd s&c‘noﬂs 2'1; 7 acHAPTER 8, OREGON LAWS
2010. 3

Datedihis _&_ day of i

2020,

e
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GRANTOR: -

W
Gary W' Pullerf Managing General Partner of
The Pullen Family Limited Partnership

STATE OF OREGON}
) ss.
County ot GOOB )

et i o iy " mm—

2020 by Gary W. Pullen, Managing General Partner of The
flen Family Limited Partnarship. >

1 The toragok:lg instrument was acknowledged before me this mV of

[) ;/Cr\_ A GFFICIAL SEAL
otary p : 913 Valorle Tumer
Wotary Public for O:egon 7/ NOTARY PUBLIC.OREGON
d COMMISBION NO, 597882
GRANTEE'S HYCOMISSION EXPRES UARCH 2, 24
Gary W. Pulen
7, le PN ‘ G0 3
177 2 ANV V7 P
V24040 ] W

STATE OF OREGON)
) 88.
County of COOS )

b
iThe foreg instrumant was acknowiedged before me this _éf__ day of*
A L_ ;: nry ; 2020 by Gary W. Pullen and Teresa L. Pullen,
OFFICIAL SEAL

~Notary Public fo%
Vatorle Turner

=/ NOTARY PUBLIC-OREGON
COMMISSION NO. 997682

MY COMMSSON EXPIRES MARCH 2,204
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Coos County Planning Department
Coos County Courthouse Annex, Coquille, Oregon 97423
Mailing Address: 250 N, Baxter, Coos County Courthouse, Coquille, Oregon97423
Physical Address: 225 N. Adams, Cequille, Orcgon
(541)396-7770
FAX (541) 396-1022 / TDD (800) 735-2900
lanning(@ce.co0s.0r.us
Jill Rolfe, Planning Director

FILE # PA-20-004
DATE: March 17, 2021
APPLICANT: Troy Rambo, Mulkins & Rambo
PO Box 80%
North Bend, OR 97459
OWNER: Gary & Teresa Pullen
PO Box 769
Bandon, OR 57411
CONSULTANT: Hailey Sheldon, Sheldon Planning
444 N. 4® St
Coos Bay, OR 97420

AGENCIES/DEPARTMENT: Hui Rodomsky, Department of Land Censervation and Development (DLCD)
Shaun Gibbs, South Coast Development Council, Inc.
Nathaniel Johnson, County Counsel
John Rowe, Roadmaster
Rick Hallmark, Coos Health & Wellness
Micah Horowitz, Oregon Department of Transportation (ODOT)
City of Bandon

REQUEST: Discuss the possibilities of rezoning the property from Exclusive Farm Use to
Forest Mixed Use.

LEGAL DESCRIPTION: Township 285 Range 14W Section 21CA Tax Lot 300

Current zoning of area to be rezoned:

The purposc of the "EFU" district is to preserve the integrity and encourage the conservation of agricultural lands
within Coos County and thereby comply with the provisions of ORS 215; to minimize conflicts between
agricultural practices and non-farm uses by limiting any development to uses distinguished as dependent upon or
accessory to supporting agricultural or forestry production and which qualify such farm lands for special tax relief
pursuant to the provisions of Oregon Revised Statutes. This zone is also for the cultivation and matketing of
specialty crops, horticultural crops and other intensive farm uses.

Proposed zoning of area to be rezoned:

The purpese of the "F" district is to designate forest Jands and protect them {or forest uses, except where findings
establish that certain limited non-forest uses may be allowed. Some of the areas covered by the "F” zone are
exclusive forest lands, while other areas include a combination of mixed farm and forest uses.

| Exhibit 3 - Pre-Application Report |
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Mixed Farm-Forest Area

These areas include land which {s currently or potentially in farm-forest use. Typically such lands are those
with soil, aspect, topographic features and present ground cover that are best suited to a combination of forest and
grazing uses. The arcas generally occupy land on the periphery of large corporate and agency holdings and tend to
form a buffer between more remote uplands and populated valleys. In addition, these "mixed use™ areas contain
ownerships of smaller size than in prime forest areas, Some are generally marginal in terms of forest productivity,
such as areas close to the ocean. .

In certain areas of the County, these "mixed use" areas consist of extensive uplands where the lands are held
predominantly by ranchers who manage their properties interchangeably between grazing and forestry depending on
the economic base of each commodity at any given time. An essential management approach practiced by these
ranchers is to maintain enough upland grazing acreage to sustain livestock during the winter months due to the
flooding of lowland arcas. Some intensive forest management is practiced on these lands, but not to the same extent
as in "prime forest areas”, and grazing is in many places a co-dominant usc. There are typically mixtures of farm
and forest uses in these areas. Certain non-forest uses will be allowed in areas that meet the criteria of this
classification as established in the zoning ordinance.

Lawfully Created Parcel: This property is acknowledged as a lawfully created pursuant to CCZLDO § 6.1.125.1.
as the property was determined to be lawful through a discrete parcel determination and the current configuration
was made through a Property Line Adjustment (PLA-20-008).

Existing Development: Currently, the property has a single family dwelling, an accessory structure (garage), an ag
building (barn), septic, and a well. . )

Soils: According to the USDA Soil Survey for Coos County Oregon the property is a mixture of different soils
which are listed below: *

+ 1B Bandon Sandy loam - This soil is described ag having 0 to 7 percent slopes and is well drained. This unit
is for mainly for timber production, wikdlife habitat, and homesite development. Tt is also used for pasture
and recrcation, This map unit is in capability subclass Ille.

e 1C Bandon sandy loam — This soil is described as having 7 to 12 percent slopes and is well drained, This
nnit is used maindy for timber production, wildlife habitat, and homesite developrent. It is also nsed for
pasture and recreation. This map unit is in capability subclass I1le.

e 5A Blacklock fine sandy loam — This soil is described as having 0 to 3 percent slopes and has poorly
drained soils. This unit is mainly used for timber production and wildlife habitat. It is also used for
cranberry production. This map unit is in capability subclass VIw,

« 8C Bullards sandy loam — This soil is deseribed as having 7 to 12 percent slopes and is well drained. This
unit id used mainly for timber production, wildlife habitat, and homesite development. Tt is also used for
pasture and recreation. This map unit is in capability subclass Tile.

The soils for the majority of this property are 8C Bullards sandy toam and 5A Blacklock fine sandy loam.

The definition for High-Value Farmland pursuant to QAR 660-033-0020 has been included below.

PA-20-004
Page 2
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Criteria:
Coos County Zoning and Land Development Ordinance (Ordinance)

Article 5.1 Rezones

Definition of High-Value Farmland pursuant to OAR 660-033-0020

{(8)(a) "High-Value Farmland" means land in a tract composed predominantly of soils that are:

®)

(A) Iirigated and classified prime, unique, Class T or IT; or

(B) Not irrigated and classified prime, unique, Class T or [1.

In addition to that land described in subsection (a) of this section, high-value farmland, if outside the
Willamette Valley, includes tracts growing specified perennials as demonstrated by the most recent agrial
photography of the Agricultural Stabilization and Conservation Service of the U,S, Department of
Agriculture taken prior to November 4, 1993, "Specified perennials” means perennials grown for market or
research purposes including, but not limited to, nursery stock, besrics, fruits, nuts, Christmas trees, or
vineyards, but not including seed crops, hay, pasture or alfalfa;

(c) [n addition o that land described in subsection (a) of this section, high-value farmland, if in the Willamette

Valley, includes tracts composed predominantly of the following soils in Class I1T or TV or composed
predominantly of a combination of the soils described in subsection (a) of this section and the foliowing
soils:
(A) Subclassification Ille, specifically, Bellpine, Bornstedt, Burlingion, Briedwell, Carlion,
Cascade, Chehalem, Comelius Variant, Comnelius and Kinton, Helvetia, Hillsboro, Hult, Jory,
Kinton, Latourell, Laurclwood, Melbourne, Multnomah, Nekia, Powell, Price, Quatama,
Salkum, Santiam, Saum, Sawtell, Silverton, Vencta, Willakenzie, Woodburn and Yamhill;

PA-20-004
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(B) Subclassification Illw, spcciﬁbally, Concord, Conser, Cornelius Variant, Dayton (thick
surface) and Sifton (occasionally flooded);
{C) Subclassification IVe, specifically, Bellpine Silty Clay Loam, Carlton, Comelius, Jory,
Kinton, Latourell, Laurelwood, Powell, Quatama, Springwater, Witlakenzie and Yamhill; and
(D} Subclassification 1Vw, specifi caily, Awbrig, Bashaw, Courtney, Dayton, Natroy, Noti and
Whiteson.
{d) Tnaddition to that land described in subsechon (a) of this section, 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 I1I or IV or composed predominantly ofa
combination of the soils described in subsection (a) of this section and the following soils:
(A} Subclassification Ille, specifically, Astoria, Hembre, Knappa, Meda, Quillayutte and Winema;
(B) Subclassification IlIw, specifically, Brenner and Chitwood;
(C) Subclassification 1Ve, specifically, Astoria, Hembre, Meda, Nehalem, Neskowin and Winema;
and
(D} Subclassification TVw, specifically, Coquille.
In addition to that land described in subsection (a) of this section, high-value farmland includes tracts located
west of U.S. Highway 101 composed predominantly of the following soils in Class IIT or IV or composed
predominantly of 2 combination of the soils described in subsection (a} of this section and the following
soils:

(e

-

(A) Subclassification IIw, specifically, Ettersburg Silt Loam and Crofland Silty Clay Loam;
i_,;_ (B) Subclassification Iile, specifically, Klooqueh Silty Clay Loam and Winchuck Silt Loam; and
(C) Subclassification IVw, specifically, Huffling Silty Clay Loam.
H Land§ demgnated as "marginal lands" according to the marginal lands provisions adopted before January 1,
1993‘}1[1(1 according to the criteria in former ORS 215.247 (1991), are excepted from this definition of "h:gh-
value farmlands”;

ek
(o i

SECTION 5.1.200 Rezones:

Rezoning constitutes a change in the permissible use of a specific piece of property after it has been previously
zoned. Rezoning is therefore distingnished from original zoning and amendments to the text of the Ordinance in
that it entails the application of a pre-existing zone classification to a specific picce of property, whercas both
original zoning and amendrments to the text of the Ordinance are general in scope and apply more broadly.

SECTION 5.1.210 Recommendation of Rezone Expansion by the Planning Director:

The Planning Director may recommend an expansion of the geographic limits set forth in the application if; in the
Planning Director’s judgment, such an expansion would result in better conformity with the criteria set forth in this
Ordinance for the rezoning of property. The Planning Director shall submit a recommendation for expansion to the
Hearings Body prior to the scheduled public hearing for a determination whether the application should be so
extended.

SECTION 5,1,215 Zoning for Appropriate Non-farm Use:

Consistent with ORS 215.215(2) and 215.243, Coos County may zone for the appropriate non-farm use one or more
lots or parcels in the interior of an exclusive farm use zone if the lots or parcels were physically developed for the
non-farm use pnor to the establishment of the exclusive farm use zone,

SECTION 5.1.220 Process for Rezones: )
1. Valid application must be filed with the Planning Department at least 35 days prior to a public hearing on
the matter.
2. The Planning Director shall cause an investigation and report to be made to determinc compatibility with
this Ordinance and any other findings required.
3. The Heatings Body shall hold a public hearing pursuant to hearing procedures at Section 5.7.300.

PA-20-004
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The Hearings Body shall make a decision on the application pursuant to Section 5.1.225.

The Board of Commissioners shall review and take appropriate action on any rezone recommendation by
the Hearings Body pursuant to Section 5.1.235.

6. A decision by the Hearings Body that a proposed rezone is not justified may be appealed pursuant to Article
58.

oo

SECTION 5.1.225 Decisions of the Hearings Body for a Rezone:
The Hearings Body shall, after a public hearing on any rezone application, either:

1. Recommend the Board of Commissioners approve the rezoning, only if on the basis of the initiation or
application, investigation and evidence submitted, all the following criteria are found to exist:
a. The rezoning will conform with the Comprehensive Plan or Section 5.1.215; and
b. The rezoning will not seriously interfere with permitted uses on other nearby parcels; and
c. - The rezoning will comply with other policies and ordinances as may be adopted by the Board of
Commissioners.

2. Recommend the Boa:d of Commissioners approve, but qualify or condition a rezoning such that;
2. The property may not be utilized for all the uses ordinarily permitted in a particular zone;
b. The development of the site must conform to certain specified standards or
¢. Any combination of the above. -

A qualified rezone shall be dependent on findings of fact including but not limited to the f-ollowing:

i.  Such limitations as are deemed necessary to protect the best interests of the surrounding property or

netghborhood;

-ii.  Such limitations as are deemed necessary to assure compatibility with the surrounding property ot
neighbothood;

iii.  Such limitations as are deemed necessary to secure an appropriate development in harmony with
the objectives of the Comprehensive Plan; or

iv.  Such limitations as are deemed necessary to prevent or mitigate potential adverse environmental

© eflects of the zone change.

3. Deny the rezone if the ﬁndmgs of 1 er 2 above cannot be made. Denial of a rezone by the Hearings Body is a
final decision not requiring review by the Board of Commissioners unless appealed.

SECTION 5.1.230 Status of Hearings Body Recommendation of Approval. .
The recommendation of the Hearings Body made pursuant to 5.1,225(1) or (2) shall not in itself amend the zoning
maps.

SECTION 5.1.235 Board of Commissioners Action on Hearings Body Recommendation: :
Not earlier than 15 days following the mailing of written notice of the Hearings Body recommendation pursuant to
Section 5.1. 225, the Board of Commissioners shall either;

1. adopt the Hearings Body rccommendation for approval or approval with conditions;

2. reject the Hearings Bedy recommendation for approval or approval with condmuns and dismiss the
application;

3. accept the Hearings Body recommendation W1th such modxﬁcatlons as deemed appropriate by the
Board of Commissioners; or

4, if an appeal has been filed pursuant to Article 5.8, the Hearings Body recommendation shall

become & part of the appeal hearing record, and no further action is required to dispense with the
Hearings Body recommendation.

PA-20-004
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SECTIGN 5.1.240 Reguirements for Q" Qualified Classification:

‘Where limitations are deemed necessary, Board of Commissioners may place the property in a “Q” Qualified
rezoning classification, Said “Q™ Qualificd Classification shall be indicated b_y the symbo! “Q™ preceding the
proposed zoning designation (for example: Q C-1).

SECTION 5.1.250 Perntits and Applications Moratoriam:
1. Afier a proposed rezoning has been set for public hearing, no building or sewage disposal system permits
shall be issued until final action has been taken. Final action constitutes cither:
a. Withdrawal of the application by the applicant;
b. Expiration of the County’s appeal period without an appeal having been filed; or
c. Final order of Board of Commissioners upon hearing the appeal.

2. Following final action on the proposed rezoning, the issuance of a verification lctter shall be in
confonmance with the application approval.

Discussed at Mceting/Property Information: The property currently has a dwelling that was approved as an
additional Farm Help Relative Dwelling through a Hearing Body Conditional Use Application (HBCU-94-
02). The conditional use application prohibits the division of the dwelling and at this point the property
awners is considering sclling off this property and would like to remove the condition. Tao allow the sale of
the property the dwelling has to become a primary dwelling, The property is not large enough to make
enough income to allow for a Farm Dwelling and the soils and other criteria do not support a Non-Farm
Dywelling Option. Therefore, a rezone to anothér zoning that has additional options is the only cheice.
Therefore, the applicant has chosen to rezone the praperty from Exclusive Farm Use te Forest with a Mixed
Use overlay to allow a Forest Template Dwelling application to be submitted. The property is treed with
cleared area surronnding the development and the soils seems to support
the change in zoming.

The Dwelling and Agricultural Structure (barn) is located within the soil
class SA Blacklock fine sandy loam, this unit is used mainly for timber
production and wildlife habitat. It is also used for cranberry production
and recreation, This unit is suited to the production of shore pine. Among
the other species grown on the seil in this unit are Sitka spruce, western
hemlock, and Port Orford ccdar. The understory vegetation is mainly
salal, evergreen huckleberry, Pacific rhododendron, manzanita, and
slough sedge. On the basis of a 100-year site curve, the mean sife index for
shore pine is 90. At the culmination of the mean annual increment
(CMALI), the production of 60-ycar-old shore pine trees 1.5 inches in
diameter or more at breast height is 79 cubic feef per acre per year, High
winds from the Pacific Ocean may seriously limit the growth of trees
unless they are in a protected area,

The accessory structure (garage) is located within the soil class 8C Bullards sandy loam, this unit is mainly
for timber production, wildlife habitat, and homesite development, It is also used for pasture and recreation.
This unit is suited to the production of Douglas fir. Among the other species that grow on this unit are Sitka
spruce, western hemlock, western redeedar, shore pine, and red alder. The understory vegetation is mainly
evergreen huckleberry, creambush eceanspray, salal, Pacific rhododendron, cascara, and western swordfern,
On the basis of a 100-year site curve, the mean site index for Douglas fir is 132. At the culmination of the
mean annual increment (CMAI), the production of 60-year-old Douglas fir trecs 1.5 inches in diameter or
more at breast height is 133 cubic feet per acre per year. On the basis of a 50-year site curve, the mean site
index for Pouglas fir is 105.
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The main criteria that the applicant will need to provide finding for is:
a, The rezoning will conform with the Comprehensive Plan or Section 5.1,215; and
b. The rezoning will not seriously interfere with permitted uses on other nearby parcels; and
¢. ' The rezoning will comply with other policies and ordmanccs as may be adopted by the Board of
Commissioners.

In the case of the criteria above the Coos County Compréhéhsive Plan provides further guidance when considering
rezones in farm and forest.

Coos County shall consider, and approve where app.fopriatt:tly justified, changes from forestry to agriculture Zoning
districts, and vice-versa, upon findings which establish; -

i. That the proposed rezone \muld be at [east as effective at conserving the resource as the
existing zone,

i, That the proposed rezone wou]d ot create a nonconforming use,

ifi. That the applicant for the proposed rezone has certified that he/she understands that the

rezone, if granted, could have significant tax consequences.

Furthermore, Coos County shall, upc;hz{ finding to approve the reione under consideration, amend
the "Agricultural Land" or "Forest I.and' Comprehenswe Plan Map designation so as to correspond
to lhe new zone, as approved.

Implemematton of this policy shall in'ct'lude "conduming a “"rezone public hearing,"

iv. This strategy recognizes: .

a) . That agnculture and forestry are closely related in Coos County because the land
resource base is capable of and suitable for suppmtmg both agricultural and forest
use and activities; :

b). That this simplified plan revision process for agriculture and forest plan
designations is necessary to help support the existing commercial agriculrural and
forest enterprises because it enables individual management decisions to be made
in a timely manner as & response to changing market conditions.

Post meeting: Staff suggest that the application for Rézor;e be submitted by the 29' of March in order for
this application to make in on the Planning Commissions May agenda. There were no concerns for this
rezone. Stafl has included the comments that were received prior to the meeting.

1f you have any questions please call at 541-396-7770, c-mall planning@co.coos.or.us, mail (0250 N. Baxter,
Coquille, OR 97423.

Aw Dt~

Attached: Aerial Photo
Zone Map
Rezone Application
Comment Received

PA-20-004
Page 7
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.Amy Dibhle

From; HOROWITZ Micah <Micah HOROWITZ@odot:state.ar.us> on behalf'of ODOT Region.3

Development Review <R3DevRev@odot state.ortis>
Sent: Wednesday, March 3, 2021 932.AM
To: Amy Dibble
Cc: WANG Wei; WADDINGTON Jeff 5; BROOKS Aaron G; EPPS Mark
Subject: RE: PA-20-004 Pallen -:Coos County DevRev

This Message'orlglnated_outslde your organization.

Hi Amy,

oooT does not have any comments on the proposal to rezone this parcel from EFU to Forest Mixed Use.; The parcells
located about'40 miles from the hearest ODOT mariaged facility, Coguilié Banddi Hwy'and we dont dnticipatéa
slghlficér'lt"diffei'ence In traffic urider the proposed zoning district.

Would you mind ipdating your “distriiution list fof:ODOT from g_mw o
Ral}evﬁev@ogut 5taie oL.Us?

‘Best'regards, .

Micah

Micah Horowitz, AICP

ODOT Region 3] Development Revlew Planner:
100 Antelope ‘Road, White City, OR'97503
p:541,774.6331 cé_s;;i.sbaﬁ.aéél

e: micah.horowitz@odot state.or.us

‘From: Amy Dibble

Sent: Wednesday, March 3,2021 4:45:41 PM (UFC+00:00) Madnrovia, Reykjavik
To: RODOMSKY Hul; Shaun Glbbs; Nathaniel Greenhalgh-Johnson;: John Rowe;: Richard Hallmark; ODOT Reg-3 Planning

Manager; QDA Plannmg, mlawrence@agcofbandon,c){g glgha|§@_ Lyg gngjgn,g{g
Ce: Jil) Rolfe

Subject: PA-20-004 Pullen

This message was sent-from outside the organization. Treat attachments, links'and requests with caution. Be
consclous of the information you share if you respand.

Hi All,

Attached please find & pre-report for s pre-application meeting that:will be held on Thursday March 11, 2021 @ 9:30
am. The applicant is proposing to rezone-a;property located at Townshlp 285, Range 14W, Section 21CA, Tax Lot 300

from Exclus:ve Farm Use to Forest Mixed Use.

Please provide comments prior to the meeting so that staff mhay provide your concernsto the applicant for discussion;,

Please It me know if you have any questions,
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Coos Health & Wellness

Together, Inspiring Healthier Communitics

March 11, 2021

Troy Rambo, Mulkins & Rambo (on behalf of Gary & Teresa Pullen)
PO Box 809 B
North Bend, OR 97459

Re:  Comment on Proposed Property Zoning

Troy Rambo, et al;

The County Planning Department has labeled an application to zone a property submitted by you
as “PA-20-004." This letter is comment from the Environmental Health (EH) office on that
application.

The proposed change includes zoning the property as "Forest Mixed Use.” In the event a new
residence might be allowed under law, it is noted there is no public water system in proximity of
the property making development of a private water source appear logical.

The EH office has no prohibition regarding the proposed property zoning, but will advise:

1. There is importance for personal health in testing a private water source supplying a
residence for at least the contaminants Total Coliforms (any present), Nitrates (10 mgiL)
and Arsenic (0.010mg/L}. The values in parenthesis would represent levels of concern
and immediate action for a public water system.

_. Testing can provide some confidence of water safety or a cue to provide treatment to
make water safe to drink.

Numerous on-line resources are available relating fo acceptable levels for contaminants, health
effects of contaminants, mitigation strategies and how te contribute sample results to a statewide
effort to assess the status of Oregon’s groundwater. | suggest googling: “Oregon.gov Domestic
Well Safety.”

Call 541-266-6720 for any related discussicn.

Regards,

Rick Hallmark, EHS
Environmental Health Program Manager

ccC: Coos County Planning Department

Rick Halimark, Environmental Health Program Manager
fo T ]

281 LaClair St, Coos Bay, OR 97420
541-266-6744
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Amy Dibble

From: Rodemsky, Hui <hukrodomsky@siate.or.us>
Seri: Woednesday, March 10, 2021 4:38 PM

To: Amy Dibble

Subject: RE: Pre-Application Meetings

This Message origlnated outside your organization,

HiAmy,
] ha\_.(g ;gvfgwe_d ihé_e;d_gcuments you sent, and | bave no comments regarding either of the 2 proposals.

‘Hope that helps]:

Best,
Hui

Hui Rodomsky
' South Coast Regional Représentative ] Ocgan'and Coastal Services Division
"Oregon Department of Land Conservalion and Development
*810 SW Alder Street, Suite B | Newport, OR 87385
Cell '541-270-3279 | Main DLCD: 503-373-0050
: m rodamsk@sfate or g 1 wwvy.oregon. gnw‘LCD

From: Amy Dibble [mallto:adibble@co.coos.or.us] .
Sent: Wednesday, March 10, 2021 2:24 PM

To: Rodomsky, Hul <hrodomsky@dled state.or.us>
Sublect: Pre-Application Meetings

HI Hul,

Are:you poing 1o be able to atlend the Pre-application meetings tomorrow? IF nat can you please provide commants so
that - may forward them'on to the applicants for discussion ©

Thanksyou,
Amy Dibble

Disclaimer

'l'h'e:inro_rmatfon contained in this communication from the sender is confidential, 1tis intended solely for use by the reciptent. and
others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, disteibution or
‘taking action in relation of the contents of this information is stricty prohibited and may be unfawful.

This emegil has been scanned for viruses and malware, ‘and may:have been automabically archived by Mimecast Ltd, an innovator in

Software as a Service (SaaS) for bisiness, Provndmg a safer and mnre useful place for yoor uman denerated data. Specializing In;
Security, archiving and comphance To find out more Click Here.
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Amy Dibble

From: ) John Rowe

Sent: Monday, March 15, 2021 8:23 AM
Tao: Amy Dibble

Subject: ‘Comments PA-20-004

Amy,

With the rezone the existing reésidence driveway will need to meet the current standards of the CCZLDO,

John Rowe

Public Works
Road - Parks - Solid Waste

John ]. Rowe, Ditectot/Roadmastet

Mailing address: 250 N Baxter Coquille, Orcgon 97423
Physicat address: 1281 West Central Goquille, Cregon 97423
541-396-7665

5413961023 Fax

541-404-8332 Ccll

froweiicoédosoris
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DA United States A product of the National R0l -
LSDA el St it of e fetona Custom Soil Resource

SO agricutture ajointefiortofthe United  Report for
N R CS Statas Department of
Agficufture and other C C ‘ ]

- Federal agencies, State Oos : Ou nty,
Natural agencies including the .

" Resources Agricultural Experiment - o
Conservation Stations; and local reg on
Service participants

P oo November 13, 2020

‘[ Exhibit4 - NRCS Soil Survey  |”
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Prefa¢e_

-Soil surveys contain mfnrmatinn that affects land use planning i In survey arozs
They highlight. soil fimitations that affect various land uses and provide information

" :about the'properties of the golls inthe survey aneas. Soil surveys are designed for

‘many different users, Including farmars, ranchers, foresters, agranomists, urban
-planners, ‘community officials, engineers, developers, builders, and home buyers.
Algo, censarvationists, teachers, studants, arid specialists in recraation, waste
disposal, and pollution control can use the surveys to help ther understand,
protect, or erihance the environment.

Various land ute regulaﬂons of Federal State, and local governments may impose
special restrictions on land Use orland treatment. Soll surveays identify soil
-properties that are used In making various iand use or land treatment dacisions,
The information is Intended to help the land users Identify and reducs the éffects of
soil limitations on various land uses. The landowrier or user Is respornisible for
identifying and complying with existing hws and regulations.

Although soll survey Informiation can ba‘mmd for genaral farm, Joml and wider area
planning, onsite investigation Is needed to supplement this. information in some
caaes. Eiamples include soll quality assessments (http:./Aww.nres.usda.goviwps!
‘poitalinfcs/mainfsoilshealth/} and certain conservation and enginesring
applications. Far more detailed information, contact vour local USDA Sarvice center
{bttps:lloflices, sc.egov.usda,goviiocatorfapp7agency=nrcs) or. your NRCS State Soil
‘Scientist (http/Avww. nres.usda. gcvMpsfpcrta!ln:csfdetanllsnTIsicnntaclusf?
cid=nrcs142p2 | 053951)

Great differances in soil properties cah ocour within short distances. Some solls are
seasonally wet or subject fo flooding. Some are too unstable to-be used asa
foundation for buildings ér roads. Clayey or wet soils are poorly suited to use as -
septic tank absorption fields. A high water table makes & soll poorly suntad ta
basements or underground installations.

The National Cooperallva Sail Survey Is = joint effort of the United States .
Department of Agriculivrs and other Federal agendies, State agencies including the
Agricultural Experiment Stations; and local agencies. The Natural Resources
Consaervation Service (NRCE) has leadership for the Federal part of the Naﬂanal
Cooperative Soll Survey. -

Information akiout sojla is updated perladically: Updated infarmation Is avallable
through the NRCS Web Soll Survey, the site for officlal soil survey information.

The U.S. Dopaumnnt of Agnculture {USDA) prohibits discrimination in: all ts
progranis and activities'on the basls of race, color, national origin, age, disability,

..and whers applicable, sex, marital siatus, familial status, ‘parental status, religion,
sexual orfentation, genetic information, political heliefs, rapnsai of bacause allor a
‘part of an individual's income is derived fremany publ;c assistance program. (Not
1] prohlblted bases apply to all programs ) Persons with disabllities who mquira
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;i alternative f muana. for mmmunlce!ian qf pmgram lnfonnqtnon (Bralllo. larga prlnt. i
- audiotape, e15.) should contact USDA's TARGET Center at (202) 720-2600 eoles 5
1 e TDD). To file.m complaint of discrimination, write to USDA, Directar, Officaof 000015
- Civll Rights, 1400 Independence Avantie, 6.W., Washington, D.C. 20250-8410 or :
---call (800) 785-3272 (voioa) ar (202) 720-5382 (TDD) USDA is nn equal nppurfumty :
: pmvider and amployar :
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| -HowaSoilfsun:zeys Are;fMéde__

-Soll surveys ere made to prnvlde information abaut 1he solls and mmcellanaous
areas In a specific area. They include a description of the soils end miscallaneous
areas and their location on the Iandscape and tables that show soil propertlas and. ..
limitations affecting various uses.’ Soil sclentists cbserved the sleepness,jength,
-and shape of the slopes: the general pattern of dralnage the klnds of crops and
native plants; and the kinds'of bediock. They obsarved atid describa rany soil
profilas, A s8il profils is the sequence of natural layers, or horizans, in @ goil. The
‘profile extends from tha surface down into the unconsalidated material in which the
*soil fomed of from the surface down to bedrock The unconisolidated material is
devoid of raots and mhar livmg organisms and has hot been changed by other
biological activity.

Currently, scils ars mapped according ta the boundaries of major land resource

-areas (MLRAs), MLRAs are geographically associated land resource unifs that

share comman characteristics related to physiography, geology, climate, water

resources, sails, biglogical resources, and land uses (USDA, 2006). Soil survey
" .areas typically consist of parts of one or more MLRA.

‘The solls and miscetlaneous areas in a gurvey area oceur in en orderly pattern that
i refated to the geology, landforms, rellef, climaté, and natural vegetation of the
area; Each kind of solf and miscellaneous area fs associated with a particular kind
of landfarm or with a segment of tha landform. By observing the soils and "
‘miscalianeous ereas In the survey area and relating thelr position to spedﬂc
segments of the landform, a soll scientist develops a consept, or mode), of how they
werg formed. Thus; duting mapping, this madel enablas the soil selentist to predict
‘with a considerable degree of socuracy the kind of soil or mlacellaneous areaata
specific (ocation on the landscape.

l':ornn-tonly. individual scils on the landsnape merga lnto ana anctheras their-
characteristics gradually change, To construct 8n accurate soll map, however, ‘solt
scientists must détérming the botindarias between the sofls. They cari cbserva only
a limited numbar of soll profiles, Neverlheless. these nbservatlons, supplemented
by an understanding of the sofl-vegetation-landscape relationship, #re sufficlent fo
verify predictions of the kinds of soil in an area and to determine the boundaries.

$oll scientists recorded lhu charac:!erlsucs of lhe soil profiles !hal they studlad They
:notad soll color, texture, size mnd shepe of soll aggregates, kind and emount of rock
fragmenu distribution of plant roots, reaction, and other fealures that enabla therm -
1o identify salis. Aflér describing the soils’ i the survey area ahd detarmining thelr
_propemcs. the scfl scientists essigned the'soils to {axonomic classas (units).
Taxtnomis classes are concepts. Ench taxonomic class hes s st of soil
-characteristics with precisely defined limits. The ¢lasses gre Used as'a basis for
comparison to claseify solls systematically. Sofl taxonomy, thé systam of taxonomic
- :clagsification used in the United States, is based meinly an the kind and character
<f soil properties and the arfangemment of hotizohs within the profile. After the soll
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